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This study aims to analyze the relation between tenure security and housing 
investments attained in squatter settlements located in vacant lands on the periphery 
of city Lima, Peru. The main problem of squatter settlements is the access to housing 
which have left these populations to find their own solutions by illegal means to 
assure land rights and therefore, different forms of tenure security. 
In order to achieve the objective of the study, research in the literature was 
made to bring assertions about tenure security and land tenure arrangements in the 
context squatter settlements of Lima city, Peru.  
Additionally, the long history of squatter settlements and the implementation 
of different housing policies to improve these neighborhoods in Lima city, has led 
the choice to compare three communities. Each case of study represented different 
contexts where populations had evidenced housing investments under a 
combination of three types of tenure security: a) illegal tenure security when rights 
are attained due to land invasion; b) de facto tenure security through the 
implementation of basis services and c) de jure tenure security by the recognition of a 
local authority. 
Data was collected through a semi structure interviews, observations and 
meeting with the each community. A total of 75 samples were gathered and analyzed 
by using a mixed of tools and techniques to design a unique method to track the 
effects of the three types of tenure security.  
The study revealed that tenure security is an important perception able to 
encourage, increase and motivate squatter populations to invest in their house and in 
the land they occupy. However, as de jure tenure security can assure land rights 
through legal property titles; de facto tenure security contributes on faster housing 
and neighborhood which creates provisional licenses to access to housing to promote 
faster physical and social inclusion into the urban city. 
Finally, this study can be an important contribution to knowledge that can 
guide future housing policies with more flexible mechanisms to make housing 
accessible for all, improve living conditions and reduce poverty not only in squatter 
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Background to the Study  
 
1.1  Introduction 
The importance of this study is emphasized by the need to find a 
sustainable solution to the rapid urban growth and invasion of vacant public 
and private spaces into illegal accommodation by low-income population. 
For the past two decades many studies of urbanization in Latin 
America and development countries around the world have focused attention 
upon the illegal residential expansion phenomena and access to housing for 
the poor has become big concern. The majority of populations living in 
developing countries live in poverty in which access to housing has become 
too expensive for most of these populations.  
Giving this housing gap, low-income populations are force under 
illegal solutions regarding to housing. These solutions include have resulted 
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in poor neighborhoods where land is occupy illegally and population build 
their own houses named as “squatter settlements” in the world-wide 
academia (see Fig. 1.1). Despite each region have their own terminology: 
slums (Africa and some Asian countries), barong barong (Philippines), 
colonias proletarias (Mexico), barriadas brujas (Panama), ranchos 
(Venezuela), callampas (Chile), favelas (Brazil). In Peru they are locally 
known as barriadas1  or pueblos jovenes2 . The current existence of many 
squatter settlements is world-wide reality in the urban landscape of Latin 
America and most developing countries (see Fig. 1.2). However an interesting 
                                                 
1 Spanish expression to refer into a neighborhood living in poverty. 
2 Peruvian terminology to refers into young towns and relates to the new urban formations in the 
periphery of Lima city. 




fact about millions of populations living in squatter settlements is that they 
usually invest in their houses they do not officially own to provide shelter to 
their families (Sakay, 2012).   
In developing and Latin American countries, squatter settlements have 
the same tendency and could vary due to local conditions such as weather; 
geography and political context (see Fig.1.3). Past studies based on Peru’s 
squatter settlements experiences have indicated that similar sequences have 
occurred in other countries (Mangin, 1967; Turner, 1972). Populations arise on 
vacant land, usually uncultivated and undesirable land on the outskirts of 
cities. The main and common characteristics of world-wide squatter 
settlements are the illegal condition (without ownership of the land) and the 
physical exclusion from the urban. Therefore, unprotected by these poor 




conditions, low-income populations need to achieve their social inclusion and 
their physical spatial existence in the urban city. They need a degree of 
security for their vulnerable space in order to find some form of tenure 
security or property rights where no land tenure or ownership exists. 
 
According to UN-Habitat3 (2010), the number of squatter settlements 
worldwide continues to grow at the rate of 10 percent every year, hence 
increasing the problem of access of housing for the poor. Therefore, future 
urban development will show further expansion and straggling squatter 
settlements if no action is taken in the coming years.  
                                                 
3 UN-Habitat, is the programme for human settlements created by United Nations in 1978. It aims to 
address the issues of urban growth development processes in human settlements in different 
developing countries.  
Figure 1.3 Squatter settlements in developing countries.  




To address this global problem, new formation and expansion of 
squatter settlements, many city governments as well as international 
institutions have created programmes aimed at lowering the rate of squatter 
settlements formation.  
In the case of Peru, squatter settlements have a long history due to 
migration to the urban city from the country side until these days. 
Consequently, the Peruvian government has developed many programmes to 
promote different socio economic development strategies through the 
implementation of different housing programmes (Williams, 2000). Despite 
some of these programmes had failed due to lack of budget, some of them are 
still partially working, such as providing them access to basic infrastructures 
such as water, drainage, electricity and land tenure legalization. In the same 
way, international organizations work towards the improvement of living 
conditions in squatter populations such as United Nations (UN), Non-
Governmental Organizations (NGO’s), and other stakeholders since 1960’s.  
For instance, in the 1990’s, governments together with United Nations 
created the Millennium Development Goals4 (MDG’s) which aims to reduce 
poverty conditions of 100 million squatter settlements populations by 2015 
(UN-Habitat, 2010). Nerveless, the continuum socio-economic problems of 
                                                 
4 The Millennium Development Goals (MDGs) created in the 1990’s has encouraged many governments 
of developing countries in order to develop mechanisms to improve population living in extreme 
poverty. The eight goals are: 1) Reduce poverty and hunger, 2) Improve education, 3) Promote gender 
equality and empower women, 4) Reduce child mortality, 5) Improve maternal health, 6) Combat 
HIV/AIDS, malaria, and other diseases, 7) Ensure environmental sustainability and h) Develop a global 
partnership for development (GRIPS, 2000). 
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created squatter populations have brought the interest to target the issue of 
tenure security to reduce poverty. In this way, illegal squatter settlements can 
ensure land rights5  and tenure security for protection against eviction to 
obtain benefits in terms of investment initiatives for housing and 
neighborhood improvements.  
The definition of tenure security was recently created by United 
Nations in October 2002 and defined as the perception of all individual and 
vulnerable populations against the evictions (Nyametso, 2012). In other 
words, low-income populations could obtain tenure security when they feel 
confident and gain certain legal recognition to avoid the fear of be removing 
from the invaded land or house at any moment. 
Whether the legal land tenure6 status provides tenure security for the 
illegal squatter populations or not, many governments has adopted the land 
tenure legalization mechanism to develop strategies for the implementation of 
housing programmes (Varley, 1987). In this way land tenure legalization 
assure full land rights and therefor, the fear of eviction7 disappears as squatter 
populations achieve legal tenure security. 
However, while many authors like De Soto (2000) is convinced that this 
legalization of land tenure in the form of property titles is capable of altering 
                                                 
5 Land rights designate the ability over the land to squatter individuals and communities such as 
occupancy, use, develop, inherit, and transfer as a property. 
6 Land tenure is related with the legal or customary condition of a group of people or individual. 
7
 Fear of eviction describes the concern of an involuntary removal of person(s) from their homes or land. 
It is frequently associated with a range of related terms such as premises recovery, ejection, forced 
removal, relocation, dislocation, expulsion and displacement. 
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the tenure security status, others authors think that the effects are only 
moderate (Gilbert, 2002; Payne, 2001; De Souza, 2011).  
The main critic includes the fact that subjective perception of tenure 
security about land rights not only come from land titling. Rights and tenure 
security could derive from other types of land tenure arrangements and 
privileges among tenure continuum8 that offers satisfactory security to poor 
populations wanting to improve their housing and neighborhoods (Durand-
Lasserve, 2006).  This statement refers that squatter settlements are not 
conditioned by their illegal or legal status as illegal or “de facto”9 land tenure 
is not always insecure and legal or “de jure”10 land tenure is not secure in an 
effective way to promote investments (GLTN, 2011). 
In this way the evolution of different land tenure arrangements in 
which most low-income populations live has set the debate about this topic 
for the implementation of new strategies to reduce poverty. In order to 
achieve the goal, the United Nations Millennium Development Goals 
(MDG’s) committed all governments to improve poverty targeting tenure 
security as a social indicator to measure and reduce world-wide poverty rates 
under the following argument:  
                                                 
8 Tenure continuum refers to other land tenure arrangements set between the illegal and legal land 
tenure. 
9 De jure is meant when rights are to put on detail  and recognized by an authority or institution (ibid) 





Under this point of view, the situation in Peru is underlined by the 
existence land tenure arrangements in a Lima, capital city which are operated 
along principles of the two schools claims. First, the “market-based” approach 
through land title registration (used as tenure security) to increase land values 
and use as collateral for credit and accelerates the incorporation into the 
housing market system (Abrams, 1966; Demsetz, 1967; Gough et al., 2001; 
Turner et al., 1972; Jimenez, 1984; Malpezzi et al., 1987; De Soto, 2000). And 
second, the “right-based” approach trough the access to land for all people, 
recognizing their own rights is based on possible land arrangements that 
responses to the reality of low-income populations (UNCHS, 1996; Payne, 
2001; Gilbert, 2002; De Souza, 2011).  
Consequently, the importance of tenure security has become stronger 
because current housing policies implemented for squatter settlements in 
Peru has been established under the market-based approach through land 
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tenure legalization or land titling and this issue needs more research to 
confirm past studies statements.  
Thus, part of the aim of the present research is to examine the land 
tenure under both approaches to ascertain the best strategy to provide better 
solutions to squatter settlements improvement in the context of Lima, Peru. 
The importance of this undertaking is reinforced by the fact that the market-
based approach has been criticized for its social exclusion of low-income 
population from owning properties (Durand-Lasserve, 2006). On the other 
hand, right-based approach is supposed to address the defects of the market-
based approach providing land rights to the all people (UN-Habitat, 2003; 
Payne et. al, 2007).  
Since both approaches agree that tenure security has the capability of 
improving the conditions of the poor, this study will confirm these assertions 
and the effects of the both approaches along the de facto and de jure process. 
The relevance of this study is to analyzes tenure security possibilities and 
learn from squatter population experiences because most of the literature is 
only limited to land tenure legalization.  
Due to the complexity of the research problem, a qualitative research 
design based on data collection, observations and meeting with the 
communities were used to generate unique tools and techniques for the 
analysis. The effects of tenure security were investigated only in squatter 
settlements that have started their development on vacant lands located in the 
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periphery of Lima city. Three cases of study were chosen: Nuevo Pachacutec, 
Manchay and Villa el Salvador. 
The results of the study reveal that tenure security is not the only 
precondition for the improvement of squatter settlements; it is an important 
factor in enabling poor people in providing housing and motivates them to 
invest in their houses and neighborhood. However, other external factors may 
also directly affect squatter settlements such as the political context, housing 
programmes, implementation of basic infrastructure and a well-organized 
community.  
Consequently, this study addresses the complexity and various ways in 
which tenure security can be achieved based on Peru’s squatter settlements 
experiences. This will be a valuable resource to land tenure agencies and 
housing policies to improve the legal strategy on how increase tenure security 
which can be applicable in Latin American countries and beyond.  
This chapter is an overview of the present research. It describes what 









1.2 The Objective 
The study aims to build an own methodology to analyze how tenure 
security can contribute for a faster social and physical inclusion of squatter 
settlements into the urban city.  
 
• To assess the relation between tenure security and access to land rights 
through the evidence of housing and infrastructure investments along 
the transition process of land tenure legalization of squatter settlements 
in Lima city, Peru. 
 
• To examine the literature, housing policy documents and strategies 
that have been adopted in Peru to make housing accessible to all in 
order to identify the shortfalls in existing approaches.  
 
• To develop recommendations and policy guidelines to address the 
problems of squatter settlements in Lima, Peru, Latin American 
countries and beyond.   
 
1.3  Hypothesis and Research Questions  
The hypothesis of the study is based on the literature review in order to 
explore if tenure security effects (not only under the legal context) are an 
12 
 
effective way to increase and promote any kind of investment in squatter 
settlements.  
In addition, if tenure security for all squatter populations has various 
benefits, especially for social stability, social inclusion and poverty reduction. 
The study also analyses others factors that may also have effects on housing 
investments (gender, housing finance, demographic growth, expectations of 
infrastructures) and answer the following study guiding questions: 
 
• Question 1: Why the lack of housing investments is directly associated 
with the absence of the formal land legalization?  
 
• Question 2: What is tenure security? What are the prevailing tenure 
security forms in Lima, Peru? 
 
• Question 3: How can tenure security affect housing and infrastructure 
investments?  
 
1.4  The Problem   
In Peru, the urban model of development had experienced an 
irreversible rapid urban growth from the 1950’s and getting more intense in 
the 1980’s and 1990’s due to the collateral effects of political conflicts and 
terrorism in rural areas (Sakay et. al, 2011a). Populations from the villages 
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migrated from the country side in the search for urban opportunities into 
Lima city (Sakay et al., 2011a) (see Fig. 1.4).  
These days, the immigration from the country side to the city is still 
contributing significantly to a rapid demographic growth. The majorities of 
these populations are characterized by having low incomes, unstable 
employment and live in poor conditions (Sakay et al., 2011a). Additionally, 
the mild weather that of Lima city offers, allowed them to establish their new 
homes in unauthorized lands (private or publics).  
Impoverished and homeless populations start their new precarious 
homes (made of straws and mats) in small camps in vacant and vulnerable 
lands in the outskirts of Lima city (see Fig. 1.5). Besides food, water and 
clothing; shelter or housing is the basic necessity for human existence, but 
access to the land and housing markets systems due to cost exclude them.  
Most of the squatter settlements have been allowed to continue to exist 
because of the Peruvian government‘s inability to provide substitute housing 




in the form of resettlement for the residents and due to pressures from local 
and international human rights organizations (Sakay et. al, 2011a) 
Consequently, to this problem the United Nations has declared 
“housing” to be a basic human right (UN-Habitat, 2002). Since land constitutes 
an important component of any housing project, the right to accommodation 
and shelter is equivalent to the right to land, because houses cannot be 
constructed without land (UN-Habitat, 2003). In addition, the Institute for 
Liberty and Democracy11 (ILD) in 2007 outlined that Peru represented the 
highest percentage of existing illegal housing (56%) versus legal housing 
(44%) in Latin America, with a high rate of urbanization (see Fig. 1.6). This 
                                                 
11 The Institute for Liberty and Democracy (ILD) is a non-profit organization founded by the Peruvian 
economist Hernando De Soto in 1981. http://www.ild.org.pe 
Figure 1.5 Housing conditions in the poorest squatter settlements in Lima (Las Laderas).  




situation proves that the media of the inhabitants in Peru cannot access to the 
formal system of housing (mortgages, private credit sources). Probably, this is 
one of the main reasons that push them to find their own solutions regarding 
to housing by illegal means such as land invasions. 
At the same time, in 2007, the urban population in Lima inhabitants has 
reached 8.2 million inhabitants in which a quarter of this population lives in 
peripheral squatter settlements of Lima city (INEI, 2007; Sakay et al., 2011a). 
The problem of providing housing for the largest proportion of Peruvian has 
been a challenge for successive governments of Peru. In response to the 
continuing land invasion, the corresponding authorities of the government of 
Peru had eventually legalized most settlements applying housing strategies 
Figure 1.6 Percentages of illegal and legal housing in some Latin-American countries  




and combination of mechanisms such as site and services programmes, slum 
upgrading programmes and land tenure legalization.  
Currently, the housing policies through land legalization are the most 
suitable in Peru context where the dynamics and mechanisms of the housing 
system have virtually eliminated the poor from the housing sector. This 
situation has resulted in a long process where squatter houses start with 
temporary constructions, customary land tenure arrangement and problems 
related to poor living conditions, occasional evictions, health hazards, crime 
and lack of basic infrastructure such as water, electricity and sanitation. 
Importantly to note that is not after the squatter settlements are legally 
recognized; they have rights over the land to get basic urban services and 
urban facilities to initiate the process of consolidation.  
From this point forward, the lack of any housing or neighborhood 
improvement is associated with the absence of land tenure until it has been 
granted and authorized by the government (Sakay et al., 2014a). It is logical to 
believe that the illegal settlers that occupy the piece of land may not invest 
resources to improve their shelters because of their uncertain status and the 
threat of eviction in which they will be removed out from the land at any 
moment. 
In recent decades, tenure security issues have received a considerable 
attention in the urban development discourse, making this an important 
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research topic in self-help12 housing policies around the world. Many authors 
justify and associate the legal recognition with the acquisition of tenure 
security, which stimulates the fear of eviction disappearance and the housing 
improvement (Abrams, 1966; Turner, 1972; Payne, 2001).  
On the other hand, acknowledging that tenure security is not the only 
condition that enables housing improvements (Angel 1983; Kagawa 2001; 
Payne 1997), as there is evidence along the existence of squatter settlements in 
Lima city, many physical and neighborhood improvements in living 
conditions of illegal populations that have obtained their own forms of tenure 
security have been observed. 
The aim of this study is also to contribute ion past scholar’s efforts by 
clarifying and support the little literature about the right-based approach 
through exploring and comparing three cases of study with varying forms of 
tenure security, physical characteristics and context within Lima city, Peru.  
 
1.5   Rationale for the Study  
Solutions to the social, economic and environmental problems of Peru’s 
squatter settlements have eluded successive governments of Peru and left city 
authorities perplexed about what options to look at. Previous efforts have 
achieved little in terms of addressing the underlying dynamics which are 
responsible for the development and sustenance of squatter settlements in the 
                                                 
12  Self-Help is the process by which people take control of their housing constriction with the 




city. The fundamental factors for the formation of squatter settlements such as 
inequitable land distribution, poverty and land management institutions; 
generally have been ignored by the government and city authorities. 
However, there is a renewed urgency to tackle these challenges now due to 
the deteriorating social, environmental and political situation in some of the 
main squatter settlements in the city (see Fig. 1.7).  
At this point, although the illegal-legal condition of the land in squatter 
settlements, land tenure security has been promoted as an important incentive 
for housing investments and reduces poverty. Therefore, this incentive 
evidences the influence on how populations make and manage those housing 
investments. However, most research has taken only a legal connotation 
approach on how to legalize illegal settlements, but few understand the 
factors that motivate housing investments when no legal land tenure exists.  
Figure 1.7 Squatter Settlement of “Nuevo Pachacutec” in Lima, Peru. Source: C.Sakay, 20014. 
 
Figure 1.7 Squatter Settlement of “Nuevo Pachacutec” in Lima, Peru. Source: Sakay, 2013 
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The main findings of this study will provide the base for 
recommendations for policy measures, to enable planners and policy makers 
to make appropriate decisions about squatter settlements. Consequently, this 
study contributes to improve the understanding of squatter settlements and 
enhances efforts to help people living in similar conditions in other 
developing countries through real study cases.  
 
1.6  The Methodology  
 Due to tenure security is difficult to define precisely and difficult to 
measure or monitoring, this study adopts both the qualitative and 
quantitative three case study research strategy.  
 Three cases of the study were considered appropriate in order to 
explore the kind of questions asked about the link of tenure security and 
housing and infrastructure investments in the study. The cases of study are 
preferred strategy to adopt in a research when “how”, “why” and “what” 
questions are being asked-when the researcher has little control over the 
situation and whereby the focus is a contemporary problem in a real life 
situation (Zetter et al., 2000).  
The qualitative approach refers to the textual or visual data gathered 
from meetings with the community, group discussions, observations, 
documents and records, which can be analyzed in both a statistical or 
thematic manner. Additionally, the quantitative approach refers to data 
20 
 
obtained through semi-structured interviews and measurements of housing 
sizes in a complementary manner to achieve the study goals. 
 The study gathered the data collected for at three categories (see Table 
1.1): a) people; b) settlement and c) city/country and based in three main 
indicators to analyze tenure security according to UN-Habitat: a) households; 
b) housing / infrastructure and c) land policies (GLTN, 2011; UN-Habitat, 
2002).  
1.6.1  Research Methods Adopted 
The exact research methods adopted to investigate and analyze 
the issues raised in the study are based on the questions and objectives 
of the research outlined in this chapter. They include, first, assessing 




secondary data to evaluate the extent to which there is a housing deficit 
in Lima city and the policies and strategies adopted to make housing 
accessible to all residents of Lima.  
The second objective is to deduce our own concept of tenure 
security, according to the experiences in squatter settlements in Lima, 
Peru. In the same way, evaluate, analyze and explore the prevailing 
land tenure arrangements in Lima, Peru through both secondary and 
primary data (field of work and interviews), and to ascertain how the 
urban context affects land tenure arrangements and tenure security. 
The third objective is to explore the relation between tenure security, 
access to housing, and investment that have been taken place by illegal 
populations living in squatter settlements in Lima city.  
Finally, the choice of methods was based on the three objectives 
of the study which aims to inform, guide, identify and conclude 
recommendations policy guidelines to address squatting problems in 
Lima, Peru (see Table 1.2). The study has also enabled suggestions to be 
made about future areas for research on squatter settlements. To fully 
address the issues raised by these research questions, it was necessary 
to ask other succession questions. In this way, diverse dimensions of 
questions which were asked to allow new understandings regarding 





1.6.2  Selecting the Cases of Study 
The context of this study is located in Lima city in Peru because 
of its long history and vast experience related to the existence of 
squatter settlements. Peru, presents squatter settlements where the 
immigration to the capital Lima city had contributed the rapid urban 
growth. In addition, it was and ideal context to conduct this study 
because of the actual population of 7.7 million inhabitants, the third 
part live in squatter settlements. This fact proves that poor populations 
in Peru cannot access to the formal house market system. 




Additionally, to identify if tenure security forms were adopted 
to enable improvements in the lives of squatter’s populations, it is 
necessary to analyze how low-income populations perceive land rights 
under different types of land tenure arrangements along the land 
tenure continuum (between the illegal/de facto and legal/de jure land 
tenure). This was a useful sampling technique in order to select three 
settlements for the investigations: a squatter settlement where the 
majority of its populations are still illegal in the land; a squatter 
settlement that presents a mix of illegal and legal mechanisms and 
finally; and a more developed squatter settlement in which populations 
are current legal recognized as owners of the land. Consequently, the 
three settlements were selected for the present study (see Fig. 1.8) are 
“Nuevo Pachacutec (a squatter resettlement with no land tenure 
security), “Manchay” (a midterm migrant settlement where residents 
have customary land rights) and “Villa El Salvador” (an old traditional 
settlement where the residents have formal or de jure rights to the land).  
The choice of three case studies was useful to compare each case 
from different locations in the following cones13 : Callao, South and 
East, of Lima city. Some of these squatter settlements are now in the 
transition process or have become into an ascendant city which 
represented different situations according to the following criteria: 
                                                 




• The degree of local economic development (public services, 
presence of stores and industries, construction and visible 
poverty). 
• The  level  of  formalization  (informal  activities,  formal 
property  rights  and  legal  recognition from part of the     
local authorities).   
• The political  and  social  changes  (integration  into  the  
“modern” city,  popular  self-governing  organisms,  the  
sense  of  community and the role of the State). 
 
Figure 1.8 Location of the three cases of study and current population living in squatter settlements in Lima, 
Peru. Source: The Institute for Liberty and Democracy, 2007. Adapted by Sakay, 20013 
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1.6.3  Collecting Data and Field of Work 
The tools for primary data collection were gathered in a field of 
work in the three cases of study and it was supported by secondary 
data sources from the existing literature review.  
The field of work was conducted in four sessions where a total 
of 75 housing samples (see Table 1.3) were collected in the following 
periods: from December 2010 to January 2011, from June to August 
2011, from January to February 2013 and from December 2013 to 
January 2014. Its components included a semi-structured interviews, 
focus group discussions, general observations and measurements. 
 
 
• Semi-structured interviews 
The semi-structured interviews were designed to acquire total 
information of 75 families; 25 families on each case of the study who 
were willing to contribute information to the study (see Fig. 1.9 & 1.10). 







Table 1.3 Sample sizes of the selected squatter settlements in Lima, Peru.  




coded. After finishing each interview all questions in the interview 
schedule were carefully reviewed to make sure that every response had 
been properly documented and was clear readable, and 
comprehensible. In addition, at the end of the semi-structured two 
appendices sections were prepared (see Fig. 1.10).  
First, family information was gathered to evidence the family 
record growth since they invaded the land. This also included 
information about all household members that lives or had lived with 
the family through the time. And second, a sketching of the house floor 
plans which included notations about building materials, function of 
the spaces and rooms added through the time was prepared. After the 
sketching was finished a visit to each house was made to confirm the 
information. 
 
Figure 1.9 (left) Participant answering the semi-structured interview. Figure 1.10 (right) Sample of one of 




• Focus Group Discussions 
A total of three group discussions were held in each case of 
study during the course of the present study (see Fig. 1.11 & 1.12). The 
discussions were mainly interactive in nature and lasted for an average 
for about one hour.  
Group discussions were eased to organize because of prior 
meetings and arrangements with the community leaders and were 
conducted in the community center. Topics such as the problems of 
basic infrastructures (water and drainage), land tenure formalization, 
hazard problems and housing conditions were discussed generated 
much information that served as a measure for cross-checking the 
responses of the semi-structured interviews participants.  
The results in the three cases of study were a highly motivated 
population in which almost all households’ heads brought their family 
members such as wives and children to take part in the group 
discussion and share their stories for the study.  
 
Figure 1.11 & 1.12 Group session discussion with the community in the squatter settlement 





General observation of the physical characteristics on each case 
of study was part of the methods adopted for this study. Family 
member’s observation was undertaken to improve the knowledge and 
understanding of land tenure topics. This was achieved by direct 
involvement and participating in some of the things the people do or 
did over the time to improve their living conditions (see Fig. 1.13 & 
1.14). 
Observable details were taken such as the attitudes of 
participants towards housing improvements, neighborhood care and 
attitudes towards their reality and condition. One obvious advantage 
about observations is that allowed an evaluation of the process of 
physical consolidation of the houses and other features within the three 
study squatter settlements. The observations were based on some of 
the questions asked in the semi-structured interview schedule to 
Figure 1.13 (left) Observation of housing conditions and improvement approaches  
Figure 1.14 (right) General observations of the neighbourhood. Source: Sakay, 20113 
29 
 
indicate the type of building materials used as well as the degree of 
work done on houses within specific periods of time. In addition, it 
was supported by photographs taken from the facades and interior 
spaces on each of the 75 houses samples which were inventoried (see 
Fig. 1.15 & 1.16). 
 
1.6.4  Processing the Data  
Due to the extensive information obtained from the field of work 
conducted in the three squatter settlements, it was important to 
understand first that any minimal housing investment symbolized a 
different family story: financial, social problems, future expectations 
and needs. Data obtained during the field of work from each family 
represented years of rich information and was analyzed using the three 
levels of household, settlement and city/country mentioned before 
(GLTN, 2011).  
Figure 1.15 (left) Sample of the photographic inventory of the houses facades & Figure 1.16 (right) Sample of 
the photos taken in the house interiors. Source: Sakay, 20113 
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All the information was gathered together and was fully 
transferred into charts corresponding to each case of study. Each family 
was coded from F1 to F25 and its information was classified in three 
land tenure indicators of UN Habitat (2012): people, land and policies. 
After each chart was concluded, diagrams of the 75 houses 
samples were prepared focusing mainly in the housing, spatial 
transformation to facilitate the understanding of housing investments 
that have been made through the time. In this way, the diagrams 
provided significant information about the house transformation, 
according to the demographic growth dynamics of each family in 
different land tenure arrangements and tenure security scenarios. 
 
1.6.5 Limitations of the Study 
 The complexity of the present research culminated in the 
difficulty of designing an appropriate methodology for the study. The 
challenge involved decisions about the kinds and combinations of 
methods to be adopted to acquire personal and confidential 
information from vulnerable squatter populations.  
 Furthermore, frequent threats of eviction have placed them in a 
position where they are suspicious about investigations into their lives 
at the beginning of the research. In a few cases, the suspicion and 
confidentiality about sources of income, personal belongings 
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information was observed. Some squatter populations hesitated to 
reveal how they have acquired the land on which they have built their 
houses. This situation made comparison of some evidence of tenure 
security and access to housing difficult to make.  
 Fortunately, with help from community leaders it was easy to 
convince the participants that the exercise was purely academic and 
that the research was not a political scam and the outcome would not 
be used to victimize them. In this way, interviews and field of work 
could be done through previous coordination with community leaders 
and were conducted during the daytime and on weekends.  This was 
an ideal situation to meet many of the residents, including household 
heads, wives and children who were otherwise out of the squatter 
settlement during the weekday due to their work places.  
 Additionally, there were difficulties with contact participants in 
the case of study of Villa El Salvador as it has become an integrated 
district into Lima city in the recent years. Therefore the area is 
governed under a municipality jurisdiction which has made difficult to 
establish communication with those community organizations and 
leaders. Thus, much time was spent on contacting each participant 
independently. However, attempts were made to ensure that 
quantitative data gathered was to a large extent representative of the 
sample population and honest. Nevertheless, little documentation 
32 
 
about the squatter settlement of Nuevo Pachacutec and scarcity 
location meant that much time on searching for information and 
transportation. However, through hard work and motivated 
population especially in the squatter settlement of Nuevo Pachacutec 
and Manchay, the study approaches have been successfully achieved. 
 
1.7  Structure of the Thesis 
The present study is divided in 7 chapters with and grouped in 3 parts 
for a better comprehension: the introductory chapters, the results chapters 
and finally the conclusion and recommendations chapter. 
 
1.7.1  Introductory Chapters (chapters 1-4) 
Chapter one provides a general overview of the research and 
includes a definition of the research problem, research questions and 
objective that aims this study. It also explains the methodology and 
main issues raised by the research problem and the literature review as 
a guideline on how the study was conducted. Topics under which the 
research process is discussed include cases of study selection, data 
collection and analysis. The limitations of the research design, and 




Chapter two begins by defining and clarifying some of the 
terminologies and concepts. The discussion then moves on to the 
concept of tenure security and a quick review on the effects of tenure 
security (particularly land tenure legalization) on squatter populations 
in Lima city, Peru. The analysis and discussion culminates in the 
adoption of new concepts to guide the investigations. 
 Chapter three presents the discussion of the literature review 
about the socioeconomic and governance effects of tenure security in 
squatter settlements in Lima city, Peru. Since land ownership and 
security of land rights increases the social inclusion of low-income 
populations, it can constitute a turning point for poor population’s 
integration into the urban context.  
 Chapter four is primarily designed to answer issues of the 
objective. It focuses on exploring and informing about the context Peru 
and the issues relating to housing access in Lima city. Secondary and 
primary sources of information on the policies, strategies and plans 
that have been adopted to make housing accessible to squatter 
settlements in Peru have been examined to ascertain whether they have 
been successful. The chapter outlines the general characteristics of the 
three cases of the study area, including its location, topography, 




1.7.2  The Results Chapters (Chapters 5-6) 
 Chapter five is the first of the results chapters; it is a broad 
overview of the profiles of the study participants and their settlements. 
Issues covered under the broad topics on social, demographic, 
economic and housing conditions of the participants. The chapter also 
draws on the educational status, employment and the income earnings 
of the participants to analyze and elucidate the potential effects land 
tenure security could have on low-income people. The profiling further 
facilitates the analytical process by its being utilized to blend the 
arguments raised concerning the linkage between the housing 
investments, ownership and demographic growth events as some of 
the consequences of tenure security. Part of the evaluation is to 
determine whether tenure security has any link with the existing 
characteristics of the housing structures of the participants. 
 Chapter six evidences and supports findings of chapter 5 by 
exploring different investment made to access to infrastructure such as 
basic services (water and electricity).  
 
1.7.3 Discussion, Conclusions and Recommendations Chapter 
(Chapter 7)  
 Chapter seven focuses on the conclusions drawn from the 
discussions and main findings in this study followed by the main 
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conclusion of the study. Finally, the contribution of the thesis to 
academic debate the effects of tenure security in squatter settlements 





























Conceptual Framework and Guiding 
Study 
 
This chapter is the conceptual framework which evaluates concepts 
and notions in order to inform the theoretical and methodological framework 
within which to conduct the study. The chapter starts by defining terms 
regarding squatter settlements and informal settlements in order to 
understand their nature. 
Chapter 2 also examines different housing policies adopted in squatter 
settlements to solve the problems of poor populations in Lima, Peru. 
Consequently, the concept of tenure security is introduced as a perception of 
motivation able to reduce poverty on low-income populations. The discussion 
covers what the notion and others factors necessary for its attainment.  
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Finally a summary and outlines how the research findings might be 
applied and a conceptual framework has been developed to illustrate the 
processes through which the present study is undertaken to achieve that. 
 
2.1  Squatter Settlements Definitions 
In order to facilitate the understanding of the role of these 
unauthorized towns in Peru, this section explores some global concepts. From 
the context of developing countries, the first idea that will come to our minds 
about squatter settlements will be a place with poor housing conditions, 
generally located in peripheral areas of the cities. 
Importantly, the term “squatter settlement” corresponds to a western 
terminology quoted by Abram14 (1966) and Turner15 (1972), was explained as 
the illegal occupy of state land where the population is squatting and the 
well-organized. Land invasion is done in groups that have different moments 
of arrival and settled little by little which makes it difficult to remove from the 
invaded land.  
In the same way, the terminology of squatter settlements or informal 
settlements and may vary from country to country: Slums (Africa and Asian 
countries), Barong Barong (Philippines), Favelas (Brazil), Colonias Letarias 
                                                 
14 Abrams, Charles (1902-Feb. 1970) was a Polish legendary lawyer, urbanism and housing expert who 
created the New York Housing Authority. 
15 Turner, John F. C. (born in 1972) is a British architect who has written extensively on housing and 
community organization based on his experiences in Peru. Turner has developed many theories and 
practices for squatter settlements based on Peru experiences. 
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(Mexico). In the Peruvian terminology the so called shanty town, or slums are 
understood as its Spanish literal translation as “Barriada” or “Pueblo Jóven”. 
Despite the main concept is almost the same, the term “Pueblo Jóven” 
is commonly used to refer to a kind of building or construction method.  For 
example houses made of mats, plastic, wood, or corrugated iron with limited 
basic infrastructures such as water/sewage and electricity (see Fig. 2.1).  
In addition, the operational and academic definition developed by 
United Nations Expert Group defines squatter settlements as an illegal 
neighborhood with the following of characteristics: a) no access to potable 
water supply and electricity; b) inadequate infrastructures; c) poor housing 
conditions and d) illegal tenure status (UN-Habitat, 2007 ; Nyametso, 2012) 
Figure 2.1 Housing conditions in the squatter settlement in Manchay, Lima-Peru. Source: Sakay, 2011. 
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UN-Habitat (2007) has developed these characteristics, with an especial 
consideration in the insecure tenure status to reduce poverty in squatter 
settlements around the world.  Therefore, this study has also considered all of 
these characteristics in order to evaluate the effects of tenure security within 
the context of Lima city, Peru (see Fig. 2.2).  At the same time, the United 
Nations (1973) argues that when the land is invaded by illegal means without 
the government‘s authorization, should be called a “squatter”.  
In the case of Lima city, most of squatter settlements have informal 
systems of land tenure (traditional or customary land tenure) and do not have 
the consent of the actual landowners according to the regulations of planning 
authorities but are recognized by law in Peru in some way. Therefore, these 
Figure 2.2 General view of the large squatter settlement of Manchay, Lima, Peru. Source: Sakay, 2011. 
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populations are still living in an environment conditioned by poor quality of 
housing whilst suffering social and moral risks because of delinquency, moral 
neglecting and lack of common values in their families (Hall, 2002).  
The world is nowadays convinced that in order to find solutions to the 
problem, governments, donor agencies and non-governmental organizations 
(NGO’s) must first acknowledge the existence of squatter settlements and 
then investigate the reasons why people live in them and make them their 
homes. This is exactly what the present research is about. That is, to 
investigate whether tenure security is one of the underlying causes of the 
development and growth of such settlements, in order to use the findings to 
provide sustainable solutions. 
 
2.2  Development of Squatter Settlements in Peru and Improvement 
Programmes  
The economic growth and livelihood opportunities generated in urban 
cities have increased the migration of population from rural areas due to be 
considered an attractor for country life (Berner, 2007).  
In Peru, the economic inequalities plus the collateral effects of political 
conflicts and terrorism during 1980’s and 1990’s, has pushed many 
populations to migrate into Lima city (Sakay met. al, 2011a). At the same time, 
these populations cannot afford the costs of housing and therefore they 
usually take vacant lands on which squatter settlements are created (see Fig. 
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2.3, 2.4 & 2.5). This situation, generates an urban city with a vulnerable 
ground for unskilled and poor populations (Berner, 2007).  
In developing countries, squatter settlements could also be described as 
the first step of a new way of urbanization, as the beginning of a process 
against poverty and exclusion. Furthermore, urban planners consider that 
squatter settlement is an inverse process of urban development (see Fig. 2.6). 
Figure 2.3 (top) Lands invasion by low-income populations. Source: Amigos de Villa. 
http://www.amigosdevilla.it/historia/epopeya01.html. 
 Figure 2.4 & 2.5 (bottom) Group of population settling their mats during the invasion process against the 




 In this analogy, populations have settled in the land before the urban 
plan is developed and houses are built before basic services are provided 
(Rodriguez, 1969).  
Consequently, this inverse process of urban development (see Fig. 2.6) 
could be described in the following steps: 1) populations settle in the invaded 
land in smalls tents made of straws; 2) subdivide the land in groups of plots 
which are designed to each family who build temporary constructions; 3) 
continue the subdivisions of the land in  blocks while constructions changed 
for more permanent materials solutions; 4) constructions starts to replace the 
temporary roof for a concrete one while the many facilities are develop such 
as stores, schools, health centers and  among other as the area begin its 
urbanization; 5) urbanization in the area continues and becomes a 
neighborhood in the effort to have all the adequate infrastructure to be 
included in the urban city.  
Figure 2.7 Self-Help housing development processes. Source: J. Tokeshi, 2001. 
Figure 2.6 Inverse process of urban development in squatter settlements. Source: Sakay, 2011a. 
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At the same time, households tend to improve their houses through 
self-help16  activities through the replacement of more permanent materials, 
the addition of room or vertical growth of the house (see Fig. 2.7) (Sakay et 
al., 2011a). 
In Lima city, the mild weather conditions and the lack of rain motivates 
the formation of squatter settlements and permits settlers to build flimsy 
homes in precarious locations with relative safety (Fernández, 2007). On the 
1970’s, populations were characterized by having low income and unstable 
employments which generates poor living conditions (Sakay et al., 2011a).  
On the 1980’s, squatter settlements located in the periphery of Lima 
city were considered as cones17: north, south and east cones.  However, these 
days some cones sectors are still with lack of basic services and adequate 
                                                 
16 Self-help is the terminology introduced by J.F Turner (1972) that refers when populations take the 
decision making about their own houses: construction, management, design, and future expansions. 
17 “Cones” is the translation from Spanish “conos” meaning focus of economic development. 
Figure 2.7 Self-Help housing development processes. Source: J. Tokeshi, 2001. 
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infrastructures, but the south cone is considered an area of economic 
prosperity resulting from the informal and micro-enterprise model expansion 
(Sakay et al., 2011a).  
At this point, the speed and the rapid urban expansion and growth that 
in Lima city has experienced, caused troubles for the Peruvian government to 
stop the formation of squatter settlements or eradicate them and the result is 
translated into the continuing invasion of vacant lands (Ibid). By contrast they 
had legalized most of squatter settlements through a combination of different 
housing policies and implementation of programmes in order to improve 
them. Since the 1990’s and up until these days, old squatter settlements have 
shown a great economic growth and urban development which are totally 
integrated into the urban city and housing market system. 
It’s been more than 60 years since the first formations of squatter 
settlements in the periphery of Lima city and these illegal neighborhoods had 
provided a solution to access to housing in the urban city (Riofrio, 2003; Sakay 
et al., 2011a). These days, old-term squatter settlements had legally become 
part of the urban city and populations have been granted with the ownership 
of the land they had once invaded (see Fig. 2.8). 
The following section will introduce previous housing policies and 
main programmes developed by the local authorities to improve the poor 




2.2.1  Law of Marginal Settlements and Popular Neighborhoods  
Housing schemes in Peru have been chronologically discussed 
by Riofrio (1991) and Pugh (2000). The discussions focus on various 
programmes undertaken by the national governments of developing 
countries (including Peru) to improve living conditions and reduce 
poverty in squatter settlements.   
At this point, housing programmes for the poor were marked by 
liberalism towards such settlements where authorities adopted housing 
policies which emphasized its role as a provider of housing for the 
poor (Riofrio, 1991; Farvacque et al., 1992). In addition, squatter 
Figure 2.8 General view of the old squatter settlement “El Agustino”, currently considered a district in the 
urban city of Lima. Source: C. Sakay, 2014. 
Figure 2.8 General view of the old squatter settlement “El Agustino”, currently considered a district in the 
urban city of Li a. Source: Sakay, 2014. 
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settlements were considered neighborhoods in the process of physical 
inclusion into the urban city (Pugh, 2000).  
Since 1961, many housing policies in Peru have been developed   
which different approaches have taken place until these days. At the 
beginning of 1961 the first approach was the official program of land 
legalization and implementation of infrastructures such as water and 
electricity through the Law of Marginal Settlements and Popular 
Neighborhoods18 (Riofrio, 1991; Fernandez, 2007).  
This law was the result of collective tension from part of squatter 
populations for the legal recognition of the land they had invaded 
(Fernandez, 2007). The aim was to improve squatter settlements 
through “physical and legal regularization”19 (Ibid).  In other words, 
the law provides the beginning of the legalization whole settlement, 
crucial to provide tenure security for the investment in housing. The 
physical part included the delivery of basic services, while the legal 
part provided property titles to each individual house as a final stage 
(Pugh, 2000). Later, to avoid the formation of new squatter settlements 
the government built the “Popular Urbanizations Social Interest 
Programme” (UPIS)20 which consisted in low cost serviced plots and 
standard houses that could be with progressive improve by squatter 
                                                 
18 Also known as the Barriadas Law, Law 13517 where squatter settlements were recognized by the local 
authorities in Peru. 
19 Translated into the Spanish as “Programa de saneamiento fisico y legal” 
20 The spanish programme name is “Urbanizaciones Populares de Interes Social”. It was created under 
the Law 24650. 
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populations (Riofrio, 1991). The Peruvian government reserved some 
public lands, divided into plots, and provided the urban 
infrastructures, in some cases, provided of housing in order to be 
developed through the self-help model.  
A positive result is that this program changed the situation of 
the oldest squatter settlements into districts. However, due to the lack 
of financial resources the government slowly abandoned the 
programme and only eight (8) UPIS were built (Riofrio, 1991; 
Fernandez, 2007). Furthermore, the law produced continuing invasions 
in new lands in the hope of the future regularization of their sqatter 
settlements. In 1968, this process was split in two, the provision of 
property titles and the implementation of basic services or urban 
facilities which generate the site and services programme. 
 
2.2.2  The Site and Services Programme 
The 1970’s was a period of active involvement in addressing the 
housing problems in most developing countries (Sietchiping, 2005). 
During this period, the role of World Bank as an international 
organization which considered housing provision as a basic need 
encourage many governments in the realization of programmes to 
support low-income populations. Some of these programmes were 
developed through the provision of infrastructures such as roads, 
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electricity, water and sanitation under the name of site and service 
programme (World Bank, 1994).  
In this way, this programme intended to recover the 
implementation costs of these infrastructure projects by providing 
cheap sub-divided plots in public lands (Pugh, 2000).  The site and 
services programme referred to property allocation projects where 
urban lands are acquired, a serviced to various degrees of amenities 
and infrastructures (Sakay et al., 2011a). However, the failure of the site 
and services programme was due to several reasons: first, because of 
the lack of budget from part of the Peruvian government for the 
implementation of this programme (Calderon, 2004). And secondly, 
because of the whole process was bureaucratic which brought 
consequences in the delay of the implementation such infrastructures 
(Ibid). Therefore, the standard to established sites and service 
programme was not realistic to the Peruvian context.  
Another evidence of program failure was that during the 1970’s, 
the respective authorities granted 134 thousand property titles but 
more than 100 thousand of them were plots without water, electricity 
or sanitation (Fernandez, 2007).  Thus, Peru’s government acted as a 
facilitator instead of a provider, the programme could not achieve their 




As a result, the site and services programmes became few of 
success stories. In addition, it encouraged the involvement of those 
affected by the projects in resettlement, housing process and depended 
only on population’s aptitudes to undertake any kind of investments 
by themselves (De Soto, 2000; UNCHS, 1996; Payne, 2004). Therefore, 
experiences from the failure of site and services programme could give 
answers for further tenure security programme that might be carried 
out in order to be successful. 
 
2.2.3 Squatter Settlement or Slum Upgrading Programme 
This was yet another programme which intended to cover the 
failures of earlier approaches. The squatter settlement upgrading 
strategies were mostly sponsored by the World Bank during 1970’s– 
1980’s and were inspired by John Turner‘s ideas. John Turner, a 
renowned housing and community empowerment expert, argued that 
a government‘s responsibility in supplying housing for low-income 
citizens could be minimized by undertaking essential environmental 
improvements in public services, thereby allowing squatter 
populations to invest gradually on their houses and living conditions.  
 Due to the problems faced by the site and services programme, 
such as unavailability of vacant land and criticism of the demolition of 
low-income populations housing, the upgrading projects were 
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introduced to improve basic services, such as water supplies, waste 
management, electricity and infrastructure, without completely 
destroying squatter settlement areas (Pugh 2000).  
 
Squatter settlement upgrading programs (see Fig. 2.9 & 2.10) 
aimed to improve living conditions through the implementation of 
basic services and infrastructure (electricity, water, sanitation and 
roads). It also included the construction of urban facilities such as 
health centers and schools. The implementation of water supply for 
example, consisted in the construction of main pipes connected to the 
network system of the city (see Fig. 2.9). The Upgrading programme 
helped squatter settlements to get legal recognition. Thus the theory 
behind squatter settlement upgrading worked under the idea to make 
environmental improvement. In this way, squatter populations will 
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incrementally improve their housing and livelihood conditions, 
particularly when the projects are accompanied with land tenure 
security (Calderon, 2006). However, most of this programme failed 
because tenure security was usually not considered a prerequisite at 
that time.  
 
2.2.4  Loan and Credit Approaches 
In 1979, the government established a National Housing Fund 
(FONAVI), as a mandatory contribution from the salary of all workers 
to meet the housing needs (Fernandez, 2010). FONAVI was used to 
build houses between 1980 and 1985, but never lead to a systematic 
policy for social housing construction21.  
                                                 
21 Argentina, for example, has a similar fund (with the same name, FONAVI) which has delivered many 
housing projects for new homes for people relocated from marginal settlements through national, 
regional or municipal initiative 
Figure 2.9 & 2.10 Samples of site and service programs in squatter settlements in Lima city, dotation of water 




FONAVI's funds also served to create the Banco de Materiales22 
(Banmat) in 1980, as a revolving fund to provide loans in building 
materials for self-help activities. Banmat was in charge to provided 
loans with low interest according to income criteria, which in a certain 
way disqualified very low-income groups.  
Banmat worked very well until mid-1980 due to a national 
economic crisis when International Monetary Fund (IMF) decreased 
their funding for Banmat as they considered the self-help approach no 
more effective (Fernadez, 2010; Zanetta, 2001). 
 Consequently, in order to implement a successful upgrading 
programme, there is a need to combine both a strong political will and 
humanitarian tendencies to deal with squatter populations (Werlin, 
1999). This is because the approaches for any future programme should 
consider this populations reality, problems and especial needs.   
  
2.2.5 Squatter Settlement Policies during 1990’s and 2000’s 
The failure of most of the previous squatter settlement 
improvement programmes has led to the consideration of alternative 
approaches to improving squatter settlements in the 1990’s and 2000’s.  
                                                 
22 Created in 1989, Banmat reoriented its activities beyond loans in building materials (in 2002) to 
provide access to housing finance to the poorest families. Since the latter do not have access to the 
traditional banking system because they do not fulfil the income requirements, Banmat does not work 
with the commercial banks but directly with the involved groups. It is estimated that until 2006 Banmat 
had 540,000 borrowers, whose debts amounted to 1800 million Peruvian soles (US$ 553.7 million). 
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The most popular approach involved the creation of the 
Millennium Development Goals (MDG’s) in 1996 by the United 
Nations. The main target was granting of tenure security to squatter 
populations in order to give them much incentive to develop their own 
housing (Sietchiping, 2005; De Souza, 2011). The MDG’s aims 
improvement of the lives of 100 million populations living in extreme 
poverty over the world by the year 2020 (UNCHS, 2001).  
According to the European Environmental Bureau (EEB) in 2002, 
this includes eight objectives to reduce poverty in which objective 
number 7 intends to promote development and improvement in 
squatter settlements through tenure security as indicator.  
The inclusion of this indicator was to encourage most 
developing countries governments to target and security of tenure or 
land rights in informal areas (GLTN, 2008). Following the MDG’s, the 
next major political approach was to create development agencies. 
These agencies had to create systems to obtain data about tenure 
security where UN-Habitat was the main agency in gathering the 
results (GLTN, 2011).  
Corresponding, many governments acknowledged this target 
too small considering the growth rate of squatter settlements around 
the world (Sietchiping, 2005). Additionally, as part of their 
commitment, national governments focused and pledged to provide, 
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tenure security by law means (by the land tenure legalization and 
provision of property titles), affordable or inexpensive housing units, 
equity and transparency in dealing with their citizenry irrespective of 
gender or other attributes (Dey et al. 2006).  
In the case of Peru, this commitment was initiated and carried 
out after the president Mr. Alberto Fujimori was elected president on 
July 1992.  However, in 1993, a new Constitution was established 
approved and dismantled its institutions related with housing issues 
(Fernandez, 2010). The Ministry of Housing was closed, as well as most 
other institutions such as the Central Mortgage Bank (Banco Central 
Hipotecario), the Housing Bank (Banco de la Vivienda). As a 
consequence, these housing cooperatives that used to provide loans for 
middle and low-income populations closed their doors (Calderon, 
2005). FONAVI and Banmat were deviated from its original objectives 
to support institutions and activities for his personal political ends.  
Later, in 1996, the World Bank supported the government of 
Alberto Fujimori to establish the Commission for the Official 
Registration of Informal Property (COFOPRI) as a special land 
administration institution (Fernandez, 2007) (see Fig. 2.11).  
COFOPRI aims to promote access to the financial system with 
the property title as collateral; to promote housing investment, to 
provide full tenure security; and the development of a citywide real 
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estate market (Kawaga, 2001). COFOPRI also incorporated the work of 
De Soto (2000), who claimed that the main objective of land tenure 
formalization is to provide sufficient tenure security to stimulate the 
land development and housing investment in order to access to credit.  
De Soto’s assumptions have been well received by COFOPRI 
and it has become the official institution in Peru to provide land titling 
and legalization to squatter populations which attempts to assure 
tenure security to the land they had invaded (Fernandez, 2010; 
Kawaga, 2001).  
According to Fernandez (2007) COFOPRI expected results are: a) 
access to illegal population into the legal housing market system; b) 
encourage investments by granting tenure security; c) physical 




inclusion in the urban city; and d) promote socio-economic 
development and wellness.  
 
2.3  Land Tenure and Land Rights  
Since 1973, the pioneering United Nations agency conducted some 
studies urban land policy in squatter settlements in which it identified a 
variety of forms of formal and informal land tenure categories (Payne, 2001). 
Consequently, this was the starting point for discussion about others types of 
land tenure arrangements under non-informal/ non-formal category.  
Corresponding to this idea, Payne (2001) defined land tenure as the 
land rights according to how it was obtained or owned. These land rights to 
invade, occupy and built can be individual or share in a group of people 
(Ibid). Therefore from the point of view of squatter populations, land tenure 
could be considered as the land rights to use resources23 towards access to 
housing with ownership expectations in the future.  
In the same way, land rights are defined by Payne (2001) as the 
individual or communal interest to own the land. This interest is reflected on 
how much investment over the land is taken place not only in housing but 
also in the entire neighborhood. Consequently, as housing policies and laws 
vary according to each country or context and as each individual or group 
represents different interests, the result is the existence of various land tenure 
                                                 
23 UN-Habitat resolution HSP/GC/23/CRP.18 on “Sustainable urban development through expanding 
equitable access to land, housing, basic services and infrastructure” (p 4, paragraph 7 (b)) adopted 
during its 23rd Session in Nairobi, 14 April 2011 (GLDT, 2011) 
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arrangements during the illegal-legal ownership process to reach security on 
the land (Payne, 2001; Sakay et al., 2014a).  
On the other hand, land rights and provision on tenure security to 
squatter settlements is quite complex. The vast literature group many scholars 
which basically set the scope of this discussion in two main approaches: “the 
market-based” and the “right-based” approaches. 
 
2.3.1  The Market Based Approach 
The market based approach claims that the best way to provide 
and increase tenure security is by the land legalization or provision of 
property titles. According to De Soto (2000), when land is registered 
and titled, is transformed into a marketable commodity which can be 
easily traded and transferred from inefficient use to efficient use. This 
increases the reliability of land transactions and reduces the costs of 
protecting land rights and settling disputes.  
Further, other authors added to De Soto arguments that land 
tenure legalization which titling ensures documentation of all 
attributes surrounding the land, an adequate protection of rights, the 
interests of land are guaranteed which affects productivity positively 
(Abrams, 1966; Demsetz, 1967; De Soto, 2000; Gough et al., 2001; Turner 




At this point it is logical to believe that market based approach 
through the land legalization is can assess positive effects on squatter 
settlements and protect low-income population form evictions from the 
land. However, this point of view could also contribute for social 
exclusion as of squatter population’s access to housing. 
Corroborating the above conclusion, Payne (2002) observe that 
in developing countries, the market-based approach makes impossible 
for poor people to access landed property since the housing system is 
adapted towards the needs of individuals who receive a constant 
income.  The exact situation happens in Peru, which mechanisms of the 
property markets have excluded squatter populations from owning 
properties in the Lima city. Not only does the market-based approach 
to prevent those populations from accessing land, it also frustrate the 
customary land tenure arrangements which made land easily available 
to the poor (Durand-Lasserve; Payne 2006). In addition, the tradability 
of land in Lima city has virtually rendered the traditional norms, 
values and arrangements concerning land irrelevant (De Soto, 2000).  
As a result, the market-based approach has limitations and push 
squatter populations to find their own solutions regarding to housing 
under illegal means, particularly those who priority is to provide 
shelter to their families and not property titles (Payne, 2002).  
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The relevance of the market-based approach and land title 
registration to solve the problem of poverty in squatter settlements 
needs investigation to ascertain the validity of such claims. Thus, part 
of the aim of the present study is to re-examine the concept to ascertain 
whether land title registration is the best form of land tenure 
arrangement of the poor within the context of Lima city.  
 
2.3.2  The Right-Based Approach 
The right-based approach is based on equal access to land by 
guaranteeing land rights to all people is the main approach of the 
United Nations since 1996 (UNCHS, 2014). The aim is to compromise 
all governments to ensure that all of their citizens, irrespective poverty 
status or other attributes, have equal access to land and to make sure 
that such rights are legally protected (De Souza, 2011; UN-Habitat, 
2003). Thus, access to land and housing was declared a fundamental 
human right of every citizen of the world (UNCHS, 1996). In addition, 
the declaration promoted transparency in the way land is accessed and 
transferred through the incorporation of universal basic rights into 
development policies and national governments would be compelled 
to prioritize the needs and welfare of the poorest of their populations.  
Therefore, part of the purpose of this study was to explore the 
implementation of the market-based and right-based approach in Lima 
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city, Peru. Additionally, it explores the traditional customary policies 
towards the welfare of the poor to verify if they are effective. The 
uncertainty or insecurity of land tenure is a major source of 
disincentive for squatter populations to invest in the land. Non-
recognition of illegal developments also meant that squatter 
settlements would normally be isolated and unable to benefit from 
government infrastructural developments.  
The conclusion is that uncertainty of rights to land or tenure 
security affects the attempts to reduce poverty and increase the 
socioeconomic inclusion of poor populations (Payne, 2002; De Souza, 
2011; Durand-Lasserve 2006).  Conversely, until these days in Peru, 
most of squatter settlements policies in Peru only attempt at providing 
tenure security under the market-based approach (see Fig. 2.12). This is 
Figure 2.12 Squatter Settlements policies in Peru under market-based approach and rights-based approach. 




the main reason why a careful evaluation of both approaches in order 
to decide which of them suits the context and the aim of the study.  
 
2.4  Tenure Security Definition 
The notion of tenure security within the context of this study initially 
presented a difficult conceptualization as there is not a unique definition. To 
simplify what constitutes tenure security and under what circumstances it can 
be attained, the study has adopted the concept developed by UN-Habitat 
(2008) as follows:  
 
In addition, tenure security over landed property can be attained when 
there is a clear boundary demarcation of land, a clear definition of land rights, 
when there is a specified duration of land rights, when those rights are 
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recognized by the community, and when there is availability of land rights 
enforcement institutions to prevent and protect such rights from abuse by 
others or evictions (Sietchiping et al., 2012).  
A further analysis of this definition indicates that various levels of 
security or otherwise can be experienced depending on external conditions 
and factors. According to Van Aperen et al., (2007), these levels are based on 
breadth, duration and assurance of the land. Breadth is the certain legal 
recognition by an authority; duration is the time that legal rights are valid; 
and assurance is the recognition of full the land rights or ownership. The 
objective or legal elements and the subjective perceptions all have degrees of 
tenure security. Further, they state that these objective and subjective 
elements are situated in de jure and de facto constituents of which the de facto 
components are what usually matter to poor people (Van Asperen et al., 
2007). 
In the same way, De Souza (2011), the definition of tenure security as 
the recognition is the perception of the right to own in situation to build, rent 
or sell a property, gives more importance to who perceives (as prospective 
land occupier) and not to whom provides (government). This definition 
facilitates an understanding of the process of adaptation and transformation 
of the dwellings as evidence of how these squatter populations avoid the 
threat of eviction and recognize a certain degree of security. Additionally, 
tenure security of the land could be achieved under a variety of land tenure 
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arrangements along the tenure continuum with varying degrees of security 
and certainty of land rights based on the factors (Payne, 2004). Therefore, this 
study will also identify the ideal approach and land tenure arrangements that 
could offer tenure security to squatter populations at a minimum cost in order 
to improve their housing, living and environmental conditions.  
There is a general belief that traditional land rights are not as secure as 
those that are formally arranged, acquired, registered and backed by statute. 
However, most of the assertions by the advocates of land title registration, 
like De Soto (2000) regarding formal land titling, have no empirical backing. 
Although some studies consider that land tenure legalization is not necessary 
a precondition to achieve the land tenure security, many practitioners in the 
field are still questioning if other factors such as stable income, building skills 
or households’ motivations are important for the recognition of land tenure 
security (Gilbert, 2002; Payne, 2001; Calderon, 2004). 
Other authors claim that tenure security is an individual physiological 
variable in relation with the threat of eviction that associates feelings based on 
their illegal and insecure condition (Varley, 2002; Van Glender, 2007). 
Considered this, an important mechanism based on the idea that people will 
not invest when the outcome of their investments is not secure or protected.  
Thus, some statements pretend to mean that only land transactions 
with property titles can provide tenure security, illegal investments that have 
been taken place in squatter settlements are clear evidence that tenure 
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security could derive from other forms which allow squatter populations to 
invest on their houses (Payne, 2001).  
Corresponding to this idea, it is important to note that squatter 
populations easily recognize their own right of their houses, materials and 
personal possessions in relation on how much security has been gained 
through the time even despite their de facto/de jure condition. In addition, 
their perception of security may vary from one household to another through 
different or customary land tenure arrangements (Sakay et al., 2014).  
Additionally, to expound what constitutes tenure security and 
certainty of land rights, Abdulai (2006) explains that tenure security is 
achievable without necessarily acquiring land title registration. Due to the 
clarity of his tenure security ingredients and certainty of land rights which 
better conceptualize makes up tenure security has been adopted for the 
conceptual framework of this study (see Fig. 2.13).  
According to Abdulai (2006), tenure security occurs if the land rights of 
people are recognized by the society. Tenure security occurs if the members of 
the community who have common borders with the said land recognize the 
rights of the person who exercises ownership rights over the land (see Fig. 
2.13). This component of the framework is very important to the present 
study, especially within the context of Lima, where the greater part of land is 
still unregistered or without land titles. Abdulai (2006) posits that there must 
be land rights enforcement and conflict adjudicating institutions in order to 
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ensure that the land rights of people are protected and respected. He 
emphasized that the existence of such institutions is necessary to prevent and 
diffuse tensions and disagreements over land (see Fig. 2.13).  
Furthermore, confirmation of the duration of property rights to land is 
necessary to make land rights secure. Duration refers to the length of time 
that a land right holder exercises ownership over the land and how the use it 
(Abdulai, 2006). This could be the result of the level of motivation and 
enthusiasms that have to develop a property according to their individual 
interests. The importance of Abdulai‘s framework to the present study is 
underscored by the fact that there are multiple land tenure options in the 
context that was studied. The relevance of the framework (see Fig. 2.13) 
derives from its applicability to the different land tenure systems that can be 
Figure 2.13 Tenure security ingredients and certainty of property rights to land.  
Source: Adapted from Abdulai, 2009. 
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working in Lima city, Peru. Consequently, land tenure is not labeled as legal 
or illegal, since squatter settlements are developed along “tenure continuum” 
(UN-Habitat, 2011).  
 
2.4.1  Tenure Continuum and Tenure Security Types 
Tenure Continuum is a new terminology developed in the 21st 
century by UN-Habitat (2011) which different ways on how squatter 
populations have obtained their rights on the invaded land during 
their consolidation from illegal to de jure condition. In other words, it 
refers to the customary land tenure or non- informal/ non-formal 
arrangements of low-income populations who cannot achieve or is still 
in the land legalization process.  At the same this UN-Habitat (2011) are 
labeled in different categories which can provide certain rights to 
invest in the land. (see Fig. 2.14). 
Additionally, some authors agree that in many squatter 
settlements between one category and another, a new one could coexist 




and even is not official considered by UN-Habitat, may be useful to 
provide land rights (Payne, 2001; Sietchiping, 2012; UN-Habitat, 2011). 
From the same point of view, Van Asperen (2007) argues that along the 
tenure continuum these customary categories bring flexible 
opportunities in which low-income population can achieve 
investments without any fear of eviction. 
Further to the discussion, Van Asperen (2007) states that all 
categories provide tenure security at three levels from the illegal nature 
until  the legal recognition as follows: a) the illegal tenure security, 
when land rights are obtained due to the right of invasion; b) the de 
facto tenure security in which the customary land tenure arrangements 
receive land rights due to provision of infrastructures such as the 
implementation of water and electricity; and c) de jure tenure security 
due to the legal recognition by a local authority (see Fig 2.15).  
Consequently, this strategy of providing tenure security was 
Figure 2.15 Tenure Security types according to the tenure continuum. Source: UN-Habitat 2011; Van 




adopted by a vital component for further analysis as saying as this 
study corresponds to the idea that land legalization is not the only way 
to offer or obtain tenure security over the invaded land (Payne, 2001; 
Sietchiping et al., 2012). 
 
2.5.  Conclusion 
The conceptual framework reviews the basic concepts of this study. It 
starts with the definition of some basic terms such as squatter settlements in 
order to clarify the usage of the terms within the text.  Next, housing policies 
for squatter settlements since the 1960’s were evaluated to ascertain their 
relationship with the current status of housing for poor urbanites.  
The chapter also explored different approaches and attitudes from 
squatter settlement policies such as: Law of Marginal Settlements and Popular 
Neighborhoods, Site and Services Programme, Slum Upgrading Programme, 
loans and credit approaches and the search for alternative strategies during 
the 1990’s and 2000’s. Even most of these housing programmes were assessed 
and failed due to the inability to eradicate the problem of squatter 
populations, it is evident that  tenure security for the can provide sufficient 
motivation according to each individual lad rights interests to  improve their 
living conditions.  
Tenure security therefore has become more than land legalization as it 
can be achieve under other land tenure arrangements rather than the 
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illegal/legal status. Consequently, it is time for governments in developing 
countries including Peru, to consider that land legalization is not the only 
solution towards squatter settlement development. Even though most of the 
examples in the review are based on the market-based approach due to the 
vast literature, housing policies under this approach only create doubts about 
the effects on poverty reduction.  The conclusions drawn from the conceptual 
framework review have been conceptualized into a framework to guide the 
study, as presented below (see Fig. 2.16). 
 
2.5.1 Conceptual Framework of the Thesis 
Figure 2.16 is an illustration of the whole structure and the 
conceptual framework within which topic of the present study has 
been conducted and analyzed. The study explores the situation of 
squatter settlements located in the periphery of Lima city, Peru and all 
the previous efforts and approaches that have been developed through 
different housing programmes.  
Additionally, although land tenure security is widely perceived 
as a motivation for the poor to invest their housing, there are two 
different views on how tenure security can be achieved. First, the 
market-based approach to tenure security claims that by land titling 
and grating ownership of the land, squatter populations can make an 
efficient utilization of land resources and therefore, access to the 
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housing market system.  On the other hand, the human right-based 
approach argues that the market system is the main reason why poor 
to squat or invaded land illegally. They contend that low-income 
population’s access to housing is a fundamental human right which 
must be made available by governments to all of their citizens. 
However, during the history of squatter settlements in Peru, land 
Figure 2.16 Conceptual framework of the thesis.  




tenure arrangements and housing programmes have been observed to 
work between these two approaches. These days, squatter populations 
have lost trust in the government as the market-based approach is the 
officially legal tenure security form in Peru (Larbi, 2006).  
Abdulai‘s (2006) conceptual framework (see Fig. 2.16), which 
comprehensively explains what constitutes tenure security, is used to 
clarify this concept. To conclude, the conceptual framework review has 
provided the whole panorama about the major issues of this topic and 






















Tenure Security towards Socio-economic 
and Environmental Development. 
 
This chapter presents the background literature on the topic of tenure 
effects in general and the context of Lima, Peru. The section reflects on the 
thought and ideas that have addressed those effects for socio-economics and 
environmental development to determinate what lessons can be learned and 
applied to the present study.  
Consequently, the study is not limited on the investigations of tenure 
security effects under the market-based approach (legal land titling), but also 
has covered the implications on customary land tenure arrangements and a 
case of tenure insecurity. Thus, the remaining sections of the literature review 
have been designed to cover assertions made by other researchers in order to 
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evaluate the claims which guide the present study investigations. Since earlier 
research on tenure security has been exclusively on land tenure legalization, 
the following section and subsections are appraisals of the findings of studies 
mainly on the impacts of property titling. Current discourses and debates on 
tenure security and the effects, especially on poor urbanites, have been also 
assessed.  
 
3.1 Tenure Security and Social Inclusion into the Formal City 
In order for squatter settlements to be considered as parts of the formal 
components of the city, the quality of housing, infrastructure, and other 
amenities in such settlements needs to conform to those of the formal city.  
Land rights, particularly property title (a means of tenure security), has 
been documented by many authors as essential for increased investments in 
land (De Soto, 2000; Calderon, 2004; Payne et al., 2007; Place 2009). Although 
Place‘s (2005) observations are made in relation to investments in agriculture, 
the assertions are also relevant to developments within the urban context. His 
caution of such findings should not be taken as universal truths because the 
effects of property titling may vary in relation to different investments, even 
in the same area (Place, 2009). This means that a critical analysis of the results 
of the present study must be a priority if the credibility of the outcomes is to 




On the other hand, operating within the urban context, Payne et al. 
(2007) argues that legalization of land rights in the form of property titles are 
capable of altering their illegal (de facto) status of a community into a legal (de 
jure) or one backed by statute and thereby incorporating it into the urban city.  
Corresponding to this idea, the Peruvian economist, De Soto (2000) 
integrates economics principles and analysis to demonstrate that the best and 
most useful way to enhance underprivileged community’s livelihood and 
reduce their poverty circumstances is by this legalization. In this way, 
squatter populations are enabled to use such assets as warranty to acquire 
loans and invest capital because their properties are introduced into the 
housing market system of the city. 
However, Payne et al. (2007) are not sure about whether such land 
tenure legalization and integration are manifested in the way how 
beneficiaries perceive themselves and the opinion of other people have about 
their settlements. These are some of the issues that this research seeks to 
investigate. This is because any land tenure programmes aimed to improve 
squatter settlements in Peru must make populations feel that they are part of 
the city and that their inclusion should not be only legally, but also socially 
and physically though infrastructure, and the socioeconomic development of 
the whole urban system. It is only through such realizations that they will 
comply with the rules and regulations of the city.  
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Important to note is that in addition to tenure security, there is a need 
to provide squatter settlements with adequate infrastructure, social services 
and amenities in order for them to become also socially and physically part of 
the urban city (Werlin, 1999). Further, this situation has led to squatter 
populations to organize and claim the installation of basic infrastructures 
(water, drainage, electricity, and roads), facilities and amenities from part of 
local governments in an attempt for their social and physical inclusion in the 
urban city.  
In this way their role as a community and its participation is the key 
characteristic of squatter settlements in Lima, Peru. Thus a strong and 
cohesive community can face the illegal o de facto land tenure and pressure 
local government for the provision of basic infrastructure (Sakay et al., 2014a) 
 
3.1.1 Tenure Security and Community Participation  
In 1955, the United Nations developed the concept of 
community participation to address the issue of community 
development through its active participation as a process which 
promotes conditions of economic and social progress (Kombe et al., 
2000; Garau et al., 2004). In other words, this community participation 
could be defined as a group of people who share common values and 
are involve towards meeting common interests of neighborhood 
development, especially in acquiring tenure security over the land.  
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This is the main reason why many authors agree in the 
incorporation of community participation in land legalization policy as 
an alternative approach adopted in land management activities 
(Muraya, 2006; UNCHS, 1991). Consequently, the incentives to 
organize collectively come from the need to shape formal 
representative leaders for negotiations with the local authorities. Later, 
these communities obtained recognition of their property titles and 
values, and the modifications to their dwellings, and getting licenses to 
their family businesses installed in their properties as legitimates 
(Sakay et al., 2014a). 
The implementation of community participation in squatter 
settlements in Peru has a long history, bringing the creation of 
Community Based Organizations (CBO´s) which are core outset of a 
land invasion and during the whole settlement process (Riofrio, 2003). 
CBO’s are local voluntary, non-profit groups which represent a 
voluntary action carried out by community members engaged with the 
cause of common welfare (see Fig. 3.1 & 3.2).  
Since the first land invasion, CBO’s groups include populations’ 
involvement in decision-making, especially in legal issues as a clear 
objective (provision of water, drainage, electricity and land tenure 
legalization).  Later, the implementation of development programs for 
the need of survival and search for specific solutions such as nutrition, 
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education, health and generate economic activities became a big 
commitment. Therefore, CBO´s are related about their functions as 
direct representatives of community groups to establish 
communication with local government as authorities can receive 
information, ideas or opinions from CBO´s leaders about the settlement 
issues. 
In Peru, despite the attempts of local governments to organize 
squatter communities, the social and political structure of CBO’s has 
demonstrated to be instrumental in the success of squatter settlements 
improvement projects 24 . Additionally, in order to facilitate CBO’s 
activities and strengthen the community participation, they work and 
are closely supported by external organizations such as religious 
                                                 
24  Local governments have now switched to enable viable strategies involving impoverished 
communities participation into the provision of shelter and neighborhood improvements (Muraya, 
2006; UNCH, 1991). Community participation idea has been conceived with the purpose of enhancing 
security of land tenure as a process of inclusion, planning and land development activities 
Figure 3.1 & 3.2 Photos from community based organization (CBO’s) dedicated to improve nutrition and 




institutions, non-governmental organizations (NGO’s), and national 
and international institutions (UN-Habitat, 2006). 
 
3.2 Tenure Security and Physical Integration into the Formal City 
The evidence relating to increased physical integration of squatter 
populations into the formal city as a result of legalization of informal 
settlements is mixed. While authors like De Soto (2000) are convinced that the 
effect of such integration is usually significant, others think that the effects are 
only modest (De Souza, 2011; Gilbert, 2002; Payne, 2001). 
 Nevertheless, a major assertion on the issue is made by Durand-
Lasserve and Payne (2005), who identified that squatter populations 
continued presence in prime urban areas because they have benefited from 
land tenure legalization policy and without it, they would not have been able 
to live in such areas and be physical integrated into the city. This observation 
seems to be applicable to the situation of Lima, Peru, where most of the 
squatter populations would not have been able to own properties and access 
to housing in the city if they were not settled or invaded lands there. 
Additionally, there are also evidences that the spatial integration of 
squatter populations into the city (see Fig. 3.3) depends on the standards of 
building, infrastructure and development regulations of the city and their 
enforceability (Kirk, 2002; Payne et al., 2007).  
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This is one of the reasons that the Peruvian government is forced to 
accept the presence of squatter settlements and ended obliged to assume the 
expenses on the use and usufruct of the lands that were illegally occupied. In 
this way, the government must assume costs of eviction in some cases, 
implementation of basic infrastructure and upgrading projects. However the 
delay in upgrading programs implementation or the high costs and low 
budgets from part of local government, lacks in the facilitation of basic 
infrastructures. Consequently, Peruvian government has shifted to provide 
tenure security through legal connotations and provide the minimum basic 
services support leaving the rest of the implementation work to squatter 
populations (Sakay, 2012).  
Figure 3.3 Electricity service provided by “Luz del Sur” Company at the squatter settlement of Villa el 
Salvador, Lima, Peru. Source: Municipalidad de Villa el Salvador 
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One aim of the present research, therefore, is to investigate how the 
issues play out within the Lima city context so as to be able to make 
recommendations for policy guidelines that would be beneficial to squatter’s 
populations of Peru. 
 
3.3 Tenure Security and Land Values 
De Soto (1989) has stated that the value of informal settlement lands 
increases as they become legalized. Similarly, Durand-Lasserve asserts that 
formal land tenure does increase the market value of land, usually by at least 
20% to 60%. Unfortunately, such appreciations in the value of land usually 
have negative effects on poor and marginalized people (Payne, 2001). This is 
because as the value of land increases due to formalization and squatter 
populations lose their rights to landed properties as they unable to pay it 
(Ibid).  
On the other hand, Werlin (1999) observes that, usually, dispossessing 
the poor of their land rights is related to efforts by the government to recover 
the cost of legalizing squatter settlements. In this way, since tenure security is 
the aspect of the poor‘s vulnerability (Berner, 2007), there is a need to prevent 
the market-based approach dispossession process from happening if there is a 





3.4  Tenure Security and Effects on Investments  
Land title legalization aims to assure full tenure security to encourage 
squatter populations make investments and improve their neighborhoods 
(Payne 2001; Payne et al., 2007; Dey et al., 2006;  De Souza, 2011; Nyametso, 
2012). However, experiences in Latin American countries (including Peru) 
have revealed examples of how land tenure legalization by the provision of 
property titles, partially influence squatter populations to invest in their 
housing. The diverse ways in which housing investments are made by the 
group of squatter populations granted with property titles and the other 
without, indicates that tenure security could be obtained by other means (Dey 
et al., 2006; Payne 2007). Moreover, Kagawa (2001) states that other forms of 
tenure security under de facto status of land rights may also encourage 
different kind of housing investments in illegal squatter settlements in Lima 
city. 
The importance of these arguments to the present study is that all 
investigations should take into consideration different forms of tenure 
security in which squatter populations had invested in the land. 
Consequently, the interviews and other tools for this research were designed 
to get sources of information about tenure security such as: incentives 
provided and influenced on investment decisions and implementation of 




3.4.1   Land Titles and Use as Collateral  
Payne (2001) asserts that registered and titled lands are generally 
acknowledged as collateral, universally. However, the use of land as a 
backup for loans is not popular among squatter populations in 
developing countries since they do not need the huge sums of money 
that require collateral (Payne, 2001). The sorts of loans which low-
income populations can usually access are very small and are mainly 
used to undertake incremental improvements to their housing (ibid).  
Additionally, what makes the situation even more complex in 
the present study is the fact that land tenure legalization is only 
supported by the legal documents. By contrary, other land tenure 
arrangements and different forms of tenure security are not recognized 
by authorities and therefore, cannot be presented as certificates for 
loans. In the same way, the subjective tenure security that encouraged 
their development cannot be used as mortgages for formal transactions 
because such perceptions generally lack concrete documentation to 
back the deals.  
 
3.4.2  Cost of Land Rights 
Land title legalization is a very expensive and time consuming 
exercise. Payne et al. (2007) attribute the high costs of registering land 
to the numerous steps one has to follow in order to achieve good 
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results. The processes, which include taxation, and administrative and 
record keeping components, are daunting and long because of the cost 
and bureaucratic bottlenecks (Payne et al. 2007). According to UN-
Habitat (2003), freehold and leasehold land title legalization are the 
most costly due to the administrative and record management and 
filing costs that are associated with them.  
However, for the purpose of the present research these are not 
the only sources of tenure security (Payne, 2001). Other informal and 
land tenure arrangements can also offer tenure security. Due to the fact 
that tenure security is a subjective opinion, perception and feeling 
about squatter populations’ rights of ownership over land; it is difficult 
to evaluate the cost of attaining that perception, but it is possible from 
their responses to specific interview questions and the investment 
decision they make and developments they have done or are willing to 
undertake on the land.  
 
3.4.3  Effects on Employment  
According to Durand-Lasserve et al. (2007), research findings on 
the relationship between land title registration and increased work 
time is inconclusive. Further, bringing up the work of Field et al. (2006), 
they indicate that some of the empirical results showed an increase in 
work hours for household members because there was no need to stay 
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at home to protect their properties. Therefore, households with no 
tenure security are obligated to stay in their houses all the time to 
protect their properties due to the fear of eviction or the hazard 
conditions of the neighborhood (Sakay, 2012).  
Durand-Lasserve et al. (2007) state that even though there was a 
reduction in child labor as a result of titling, adult working hours did 
not increase as claimed by Field (2003a). According to the National 
Committee for Prevention and Eradication of Child Labor25 (CPETI), 
this issue is even more complicated in Peru, where there is certainly a 
prevalence of child labor, particularly among low-income households 
(CPETI, 2011). However, there is no evidence to prove that child labor 
in the squatter settlements of this study is practiced because adult 
household members (especially wives) need to stay at home to defend 
their properties and take care of children.  
 
3.5  Tenure Security and Neighborhood Conditions 
Neighborhood conditions in squatter settlements are one of the main 
problems as their environmental situation is always related to poverty. 
Therefore, this fact is associated to the illegal land tenure which is translated it 
to the lack of infrastructures, amenities, health hazards and delinquency.   
                                                 
25 The National Committee for Prevention and Eradication works in Peru under the jurisdiction of the 
Ministry of Labor under the Supreme Resolution No. 018-2003-TR. It is a non-profit institution that has 
been working intensively in activities for the prevention and eradication of child labor since 2003.  
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Although there are vast literature in how to improve housing and 
infrastructures in squatter settlements, little studies have been discussed 
about squatter settlements conditions in general such as the neighborhood 
amenities or facilities (Fernandez et al., 1998). 
At this point most local governments and authorities encourage land 
titling process to turn all illegal neighborhoods into part of the urban city as 
the way to provide full tenure security. However some arguments and real 
evidence found in Lima city squatter settlements has revealed that in some 
cases, land titling is not conditioned to the environment improvements 
(Turner, 1972; Payne et al., 2007)   
Tenure security in other forms encourages squatter populations to 
improve their living situation and therefore, the environment conditions of 
the neighborhood through many activities (Turner, 1972). In squatter 
settlements in Latin America, including Peru, Brazil, Venezuela and 
Colombia, these activities are reflected through physical features such as 
external decorations and colorful houses, planting green areas and among 
others (see Fig. 3.4). Additionally, such activities take place more often when 
squatter populations has attained certain tenure security and they expect to be 
promptly recognized by local authorities (Marcus, 1992; Werlin, 1999).  
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3.6  Conclusion 
This literature review aimed to set tenure security in many aspects, 
especially for social inclusion, physical integration and socioeconomic 
development in order to set the background of this topic. 
Tenure Security has positive effects on housing, living and 
environmental condition of the squatter settlement, especially for land 
governance. This is reflected in the formation of strong communities and 
leadership groups to increase tenure security and wellness. Additionally, 
tenure security has the ability to encourage squatter populations for their 
soon inclusion in the city as they reflect their daily life, past experiences and 
Figure 3.4 Colourful housing at the Squatter Settlement of “Santa Rosa” located in Lima, Peru.  




future desires in the improvement of the neighborhood. As a result, all such 
humanly commitments are generated around the house and in the 
neighborhood significance. 
To conclude, the literature review has provided an essential insight 
into the major issues that needed to be understood. The discussions have 
resulted in disentangling complicated notions surrounding tenure security 
effects and aided the decision to investigate this concept and different forms 























Background of the Study Area and Land 
Tenure Systems in Lima, Peru 
 
This chapter introduces the context of Peru in which the capital of Lima 
city is located. In Peru, the phenomena of squatter settlements has started in 
the 1950’s and became more intense in the 1980’s and 1990’s due to the 
collateral effects of political conflicts and terrorism in rural areas. This 
situation had seriously influenced with transformations of the urban model of 
Lima city through the rapid rate of urbanization and population growth 
which has increased the demand and need for housing and accommodation.  
The problem can also be linked to regional inequalities of development 
in which Lima city (the capital) became the main destination for migrants 
who have decided to improve their livelihoods (Hordijk, 2005). 
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Due to the seriousness of the chaotic development in the city, Miranda 
(2004) describes Lima as a city in crisis, because the planning, zoning and 
building regulations have been routinely disregarded and are partially 
effective. This situation could be due to a number of factors, including past- 
present policies, practices and international trends which continue to have 
profound effects on the way the city is being planned and managed. The 
house market system has also been relatively costly for low-income 
households. Additionally, land is becoming increasingly scarce, expensive 
and less accessible to the urban poor. Furthermore, the effect of globalization 
has rendered the traditional norms and beliefs about land ineffective, by 
converting land into another tradable item (Miranda, 2004).  
In the same way, the traditional institutions which protected the land 
rights of low-income populations have become ineffective in ensuring that 
they have access to land (Gilbert et al., 1993; Van Asperen et al., 2007). One of 
the consequences of land in Lima becoming highly commercialized is that the 
traditional authorities have virtually adopted the easy way to protect squatter 
populations through the market based approach (Ferguson, 2003).  
This chapter is explores the context of squatter settlements in Lima city 
and presents in detail the three squatter settlements cases in this study. The 
study integrates the use of secondary data to analyze the prevailing land 
tenure systems, land markets, land title legalization systems and the problems 
associated with the current land administration of Lima city.  
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4.1 Physical Characteristics of Peru and Lima City 
Peru is situated in South America next to the Pacific Ocean and limits 
with Ecuador, Colombia, Brazil, Bolivia and Chile with a total border 
measures 7461 km and it has an area of 1.285,220 square kilometers26 (IGN, 
2011). In Peru is possible to distinguish up to three regions very well 
differenced (see Fig. 4.1): the Coast on the west side between 80 up to 150 
kilometers wide, predominant in deserted areas and the placement of the 
biggest cities along the country.  
                                                 
26 National Geographic Institute of Peru (IGN) who elaborates and update the official maps of Peru, it 
plans, directs and implements all activities related to geometrics, that public and private entities 
required for the purposes of development and national defence. 




The Sierra crossed by the Andes Mountains, which constitutes the 
Andean plateau27 and scenario of two chains of mountains: the occidental and 
the oriental range with the highest top named Huascarán28 and the biggest 
navigable freshwater lake in the entire world Titicaca29 (Ibid). Finally, the 
Jungle crossed by the Amazonas River and drained by the Maranon 
(Marañón) and Ucayali Rivers (IGN, 2011). The coast of Peru is a desert area 
                                                 
27 Translated to Spanish “The Altiplano Andino” is an area of inland drainage lying in the central 
Andes, Its height averages about 3,750 meters, slightly less than that of the Tibetan Plateau 
28 The Huascaran is a mountain situated in the White Cordillera Blanca range with an elevation of 6,768 
meters above the sea. 
29Titicaca is a lake in the Andes on the border of Peru and Bolivia. It is consider the largest lake in South 
America located at 3,812 meters above the sea. 
Figure 4.2 Department of Lima and its hydrography, Lima city location.  




where valleys and cities are formed and irrigated by 52 rivers coming from 
the Andes (see Fig. 4.2). 
The city of Lima is located on the banks of the Rímac River and near 
the Pacific Ocean. Additionally, Lima proximity to the Humboldt Current30 
prevents the formation of rain clouds and therefore, the absence of rain and 
wind (Riofrio, 2002, Leonard, 2000). This is way Lima's infrastructure and 
housing are not designed for the rains which the mild weather conditions led 
the easy formations of squatter settlements. Lima city has grown both north 
and south, taking in the small valleys where the land characteristics are 
mainly flat. Consequently, the presence of important swaths of desert 
between the rivers to the north and south are considered cheap land and used 
by the Peruvian government since the 1960s, for housing issues for low-
income populations (Riofrio, 2002).  
 
4.2  The Political Structure of Peru 
Peru is divided into 24 regions or departments constituted by 156 
provinces and the Constitutional Province of Callao (Lima's port) with a total 
of 2,010 districts (see Fig. 4.3). The mayors of provinces and districts are 
relatively autonomous with their own representatives, and there is little co-
ordination between them (Riofrio, 2002)  
                                                 
30 The Humboldt Current is a cold ocean flow that goes from south to north and generates mild weather 
due to the marine air is cooled without precipitations. 
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The metropolitan area of Lima is the largest populated area in Peru and 
is divided in five Cones (see Fig. 4.4): North, East, South, Lima Center and 
Callao sub-regions; making total of 49 districts (INEI, 2007).   
Peru is a democratic republic with a multi-party system. Regional and 
local governments are elected for 5 years in general elections. The State is 
accounted by three powers: executive, legislative and judicial. The Ministries 
of the State are in charge of the executive power which controls the mass of 
the government’s budget. The Peruvian government portfolio comprehends 
amongst many of national interest such as: the Ministries of Health, Education 
and Economy, the Ministry of Transport and Communications (MTC) and its 
technical specialized organ the National Office of Electronic Government 
(ONGEI) in charge of Information and Communication Technology (ICT’s) 
for promoting e-government and social inclusion (Sakay et al., 2014a). 
Additionally, the Ministry of Dwelling Construction and Sanitation in which 





the Commission for the Official Registration of Informal Property (COFOPRI) 
is in charge of land tenure and national titling programme for squatter 
settlements in Peru (Calderon, 2004). 
 
4.3 Population, Housing and Infrastructure 
In 2007 Peru’s population 31  amounted to approximately 29 million 
residents. The density of population is 22.7 per square kilometer which is 
                                                 
31 Peru’s population according to the last national population and housing census conducted in 2007. 
Figure 4.4 Map of the metropolitan area of Lima and the five regions.  




relatively low (see Fig. 4.5). In 2008 approximately 76 % of the population 
lived in urban areas and the remaining 24 % in the rural areas (INEI, 2007).  
The process of urbanization as described earlier has been the cause of a 
significant decline in the existing urban environment. Most towns in Peru 
have a poor infrastructure and consequently suffer from living in poverty 
conditions. This condition pushed low-income populations to focus in the 
need to satisfy basic needs such as food, health and housing.  
Approximately 30 % of Peru’s populations live in Lima city and every 
year the city is growing (see Fig. 4.6). In this way, the urban expansion of 
Lima city has two distinct characteristics with a strong connection. First, a 
Figure 4.5 (left) Map of Peru demographic density per department and Lima Metropolis. Source: INEI, 2003,   
http://www.inei.gob.pe/ 




formal real estate market more or less regulated and dominated by the Lima 
city’s financial sector and economic elite. And second, an extensive informal 
market in squatter settlements, resulting in the urban extension of its 
periphery.  
This process is being tolerated, even supported sometimes by the 
national and or local government (Chambers, 2005). As a consequence of this 
rather informal development Lima’s infrastructure and its housing have not 
been developed systematically and according to plan. Migrants are setting 
squatter settlements on the outskirts of the Lima, spreading further into the 
higher parts, resulting not only in a higher density but also a lower quality of 
life. The land between the small valleys was cheap and mainly desert so the 
Peruvian government used it to house migrants and the poor local population 
(Chambers, 2005). 
However, in the last 20 years the areas available for building squatter 
settlements have become scarcer, while the demand for land and housing is 
continuing. These days, approximately 41% of the populations of Lima are 
living in squatter settlements (see Fig. 4.7) and these illegal neighborhoods 
basically characterized by housing in poverty conditions have extended to 
more than 30 km from the city center (see Fig. 4.8). Additionally, the fact that 
squatter settlements have been established in a land without services, 
infrastructure and poverty housing conditions means that these 
neighborhoods must find their own solutions through their own initiatives. 
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Consequently, housing is an important investment for the future in the 
need to provide housing to all household members which in the oldest 
squatter settlements, has now been converted into multi-family housing. 
At this point, the historical center streets of Lima city became an open 
market where migrants tried to sell their products. Later, squatter settlements 
transformed themselves from sleeping accommodations to informal markets 
with all kinds of economic activity. The presence of so many migrants had a 
significant effect on the urban and cultural life in Lima. The newcomers 
brought with them their customs from the Andes, causing a cultural mixture 
Figure 4.7 (left) Average of population living in squatter settlement in Lima city.  
Figure 4.8 (right) Percentages of housing in poverty conditions in Lima city.  




and a new urban culture. This development was valued by the local, regional 
and national governments (Fernandez, 2007). On the other hand, Riofrio  
(2002) stated that squatter populations have acquired citizenship and 
community participation necessary to achieve tenure security in the land 
through the development of many activities. 
 
4.4  Squatter Settlement and the Peruvian Political Context 
 Squatter settlements in Lima city have devoted a great attention due to 
invasion of public and private lands. When a land invasion occurs, the police 
have often evicted invaders, but when these lands are public the Peruvian 
Government usually took part of the negotiations.  
One type of these negotiations is a kind of authorization to stay in the 
land (Fernandez, 2007). In other cases, government authorization is to 
transport populations in trucks and resettled them to their new homes sites, 
simple leaving them in vacant and desert land with the commitment to build 
their new community in the near future (see Fig. 4.9). Such authorizations are 
usually accompanied by promises of land tenure legalization (property titles), 
provision of basic infrastructures (electricity, water and drainage) and 
construction of urban facilities (schools and health centers).  
The Peruvian government has a duration period of 5 years and since 
the 1970’s has been mainly characterized by economic crisis, political 
instability and rising of terrorism. These characteristics have brought until 
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these days several programmes to support this kind of authorization for 
squatter settlements (see Fig. 4.10/political context). However, most of 
squatter settlements policy has been directly affected by the political context 
due to the main problem: the lack of continuing of the electoral commitment 
or lack of budget which brings a rupture of the initial strategy or support 
promises for squatter populations (see Fig. 4.10/squatter settlement policy).  
As a result squatter populations gained tenure insecurity of the land 
rights and fear of eviction as they feel their neighborhood is directly 
associated with political purposes as electoral parties used to target their 
political campaign to squatter settlements and their populations. 
after land was invaded in 1971. Source: http://www.amigosdevilla.it/ 
 
Figure 4.9 Peruvian Government supporting with food supply to squatter populations in Villa el Salvador 





Figure 4.10 Effects of the Peruvian political context in relation to squatter settlements policy and cases of study in Lima city. 




As millions of populations live underserviced in squatter settlements, 
they are easy to convince them through promising the development of 
infrastructure projects to improve their neighborhood (see Fig. 4.11). Despite 
there are any warranties of budget for this kind of projects, votes and popular 
support from part of squatter populations are gained. 
This observation is a useful step forward recognizing the importance of 
political context in squatter settlements since the government role is always 
involved in some way to the formation of the settlement, after the occupation 
of the land and along its development (see Fig. 4.10/cases of study chronological 
events). Consequently, the effects of Peru government involvement and its 
political context are evidenced in the three cases of squatter settlements of this 
Figure 4.11 Example of a multi-party campaign at the squatter settlement of Manchay in 2011.  




study.  In the same way, due to the different time of formation each case of 
study, different housing policies and political issues through the time, have 
differently influenced to the neighborhood development. The present study 
will also examine whether or how housing investment in relation with tenure 
security has been also affected.  
 
4.5  The Process of Land Legalization in Lima, Peru 
 
4.5.1  Land Tenure Arrangements 
The cities of Latin America resemble each other in that during 
the 1950’s and 1960’s of the 20th century the capture of land on the 
outside of the cities by the poor was beginning (Riofrio, 2003). In most 
after the invasion squatter populations bought the land at very cheap 
prices or from illegally operating or informal land developers.  
By contrast, the case of Lima is an exception due to each squatter 
settlement is the result of the invasion and illegal appropriation of 
private or public lands. The surrounding agricultural areas of Lima are 
valleys which are irrigated from the river Rímac as Lima itself is 
situated in a desert on a coastal plateau. Large pieces of land outside 
these agricultural areas, the desert areas, cannot be irrigated and are 
unsuitable for agricultural purposes. Mostly this land was state-owned 
and of no significance for formal urban expansion.  
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In the 1950’s a change took place in this area, the urban 
periphery, by land occupation by migrants through squatter 
settlements. Two main types of land tenure arrangements (see Fig. 
4.12) came into being in these years: a) the legal land tenure (de jure) in 
the areas made suitable by irrigation for agriculture or legal 
urbanization with the land privately owned and b) the customary or 
illegal (de facto) consisting of desert land, originally state-owned, where 
squatter settlements were settled, some of those legalized afterwards 
by the government (Riofrio, 2003; Calderon, 2004).  
Land tenure under the de facto condition is considered a sacred 
asset and is the responsibility of those living now and using land 
resources to protect it for future generations and ensure that it is not 
degraded (Calderon, 2004). Traditionally, the current users of the land 
are simply stewards or custodians of the resource.  
Figure 4.12 Land tenure arrangements in Lima city. Source: Peru Insider, 2014, http://www.peru-




Additionally, Calderon (2004), states that in the case of squatter 
settlements, the land and house always belongs to the first comers or 
household head with a vast family. Consequently, present generations 
are not doing anything to the land which will have adverse effects on 
the ability of future generations to use the land (Riofrio, 2002; Hordijk, 
2005; Sakay, 2012). Although the absolute rights to land reside in whole 
communities, the leaders of such communities are entrusted with 
responsibility to administer land on behalf of the whole group (Sakay, 
2012). 
These days, de jure and de facto land tenure arrangements already 
partly overlapped, but nowadays the division between both categories 
is not so clear as illegal or legal squatter settlements have evidence 
certain improvements and development (Harms, 1997). In the same 
way, de jure land tenure is backed by statutory law by the legalization 
of the de facto land tenure on the basis of the pursuit of the policy 
concerned by the national government. This policy was created in 1996 
and supported by the World Bank during the second government of 
the ex-president Fujimori32 (Calderon, 2004) (see Fig. 4.10). The result of 
this policy was the creation of COFOPRI.  
  
                                                 
32 Fujimori, Alberto government from 1990 to 200. 
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Table 4.1  Property titles granted by COFOPRI until 2007 according to each cone sector of Lima city.  
Source: COFOPRI, 2007. 
 
4.5.2 The Commission for the Official Registration of Informal 
Property: COFOPRI 
COFOPRI policy was inspired by the vision and ideas of De Soto 
(2000), a Peruvian economist who was stated that legalization of 
ownership and especially the issue of registering titles had a positive 
effect on the squatter population's tendency to investment and 
safeguarding their possessions (Sakay et al., 2014a). 
In the beginnings COFOPRI was an independent institution and 
later the government transferred it from the Ministry of Transport, 
Communications and Housing to the Ministry of Justice (Calderon, 
2004). However, in 2001 the government decided to put COFOPRI 
work under each municipality’s jurisdiction and it was strongly 
criticized of grating property titles for electoral purposes (Calderon, 
2004; Kagawa, 2001). The same year COFOPRI was delegated to the 
Ministry of Transport and Housing with the responsibility of legalizing 
the informal property by granting property titles in the main cones (see 
Table 4.1): North, East and South (Calderon, 2004). 
According to COFOPRI (2014), more than two million urban 
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property titles in urban areas in Peru had been granted until May 2014 
(see Fig. 4.13). However, it is important to note that during the year 
1999 and 2000 the relative political stability of the country contributed 
with COFOPRI work without any political problem. It is from 2001 that 
the transitional government and political changes have brought a deep 
decrease due to an intention to decentralize the program to local 
governments which was reflected in the fewer number of the titles 
granted (see Fig. 4.13).  
On the other hand, the process of COFOPRI is long with a total 
of 143 steps which includes political, legal and administrative 
procedures (see Fig. 4.14). According to Payne (2002a), these steps can 
be grouped as the following process: a) strategic planning, which 
concentrates on collecting all the relevant information and make an 
inventory of squatter families and illegal properties; b) neighborhood 
formalization which establishes and registers the ownership rights for 
Figure 4.13 Land titles distributed in Metropolitan Lima by COFOPRI 1996- May 2014. 




the squatter settlement. In other words this is the development and 
documentation of perimeter plans of the plots; and c) individual 
formalization, in which each squatter family receives an invitation to 
start the legalization process.   
COFOPRI programme intends to improve the illegal situation of 
squatter settlements guarantying de jure tenure security (Durand et al., 
1992). However, as land tenure legalization admits various aspects the 
legal aspect of property titles, the adaptation of urban conditions 
(infrastructures) and the economic aspect of the process; it may be 
troublesome for squatter populations (Turkstra et al., 2001). Once 





squatter populations have the ownership of the land, their properties 
become part of the housing market system and therefore, it increases 
the family expenses due to taxation (Ortiz, 2001). Additionally, as 
COFOPRI has been working since 1996, for all squatter population who 
invaded the land before in previous years, the process has no costs. In 
the case of the group of squatters’ families who invaded the land after 
that yea, they must pay the costs of the land value that COFOPRI 
considers at the time they initiate the legalization process.  
In addition, as the officially registering is not mandatory and can 
be troublesome for squatter families because of costs and the long 
process, the number or property titles granted from 2001 have only 
obtained a regular progression until these days (see Fig. 4.13). This 
situation is also evidenced by the big difference between the numbers 
of the property titles granted in comparison with property titles 
requested or that had initiate the regularization process (see Fig. 4.15). 
Therefore, squatter families prefer to avoid it or leave it for later in 
which, the land and housing subdivisions have already taken place 
(Sakay, 2012).  
However, these days COFOPRI is much more transparent due to 
the Law of Transparency and Access to Public Information 33  that 
provides easier access to public information which provides the basics 
to encourage squatter population to access to legalization (Sakay et al., 
2014a).  
                                                 
33 Law N. 27806  “Ley de Transparencia y Acceso a la Información Pública” (original name in Spanish) 
was created in August 2002. This law aims to promote transparency and regulate the fundamental right 




4.6  Characteristics of the Study Cases 
Each of the settlements studied have unique histories and 
characteristics. These characteristics have connections with the initial land 
tenure arrangements and their development is also related to the different 
housing policies implemented on each respective settlement (see Fig. 4.16). 
The field investigations indicate that the historical antecedents have links to 
the current stages of development within the respective settlements and thus 
form the basis of the discussion in this section.  
The differential locations, status, levels of development and subsequent 
improvements in the respective settlements can be linked to tenure security 
and the certainty of rights enjoyed by participants of the respective 
settlements. The intent of the discussion is to set each background about the 
current conditions and the different squatter settlements policies that affects 
them since their formation until these days. 
Figure 4.15 Differences between property titles granted by COFOPRI and property titles  




Additionally, this will help the study whether different tenure 
arrangements and forms of tenure security that led their formation on each 
respective cases of study, are still viable options. This can be used as strategies 
to design future policies for granting land rights and tenure security to 










Figure 4.16 Squatter Settlements policy in Peru in relation with the three study cases. 




4.6.1  Case of Study 1: Nuevo Pachacutec 
The squatter settlement of Nuevo Pachacutec34 is located in the 
limits of Callao region and North Cone of Lima city; in the district of 
Ventanilla. It was established the current lands in 1999 and is the most 
recent expansion on a desert coastal and arid plain area near the Pacific 
Ocean, with an area of 5.32 km2 (see Fig. 4.17).   
Nuevo Pachacutec is the result of a resettlement squatter 
settlement from part of the government negotiations and strategy 
explained before in this chapter (4.4). In December 1999 a group of 
young families took possession of a piece of agricultural land with the 
                                                 
34 It comes from the name Pachacuti Inca Yupanqui or Pachacutec who was the ninth Sapa Inca of the 
Kingdom of Cusco and transformed it into the empire the Inca Empire.  




intention to realize a new future on their own land at the squatter 
settlement of Villa el Salvador (see Fig. 4.16).  
At this point, the police in a failure attempt tried to prevent this 
as the land was privately owned. Consequently, the national 
government decided to intervene and to solve the problem by offering 
newcomers a piece of land of their own with the promise of land tenure 
legalization in the future. In this way resettlement of 7000 families from 
Villa El Salvador to Nuevo Pachacutec was arranged (see Fig. 4.16) 
(Municipalidad Distrital de Ventanilla, 2007). Nuevo Pachacutec also 
came into existence because in the same year the regional governments 
of Lima transferred a serious housing problem of new migrants to the 
local government of Ventanilla (PUCP, 2009). The idea was that thus 
the problem would be solved faster and its solution would contribute 
to the possibilities of re-electing president Fujimori and the mayor of 
the local government of Villa El Salvador35.  
However, the fact behind the creation of Nuevo Pachacutec such 
as the political context, the instability after Fujimori governance and 
the government opposition has affected this squatter settlement 
seriously. In the following years until these days this squatter and its 
populations lives under the constant fear or threat of eviction. 
                                                 
35 Villa El Salvador (VES) is the oldest squatter settlements in Lima city, created by the invasion of lands. 
These days is considered a district totally integrated to the urban city. It is also considered the best 
example of how squatter populations develop Villa el Salvador through their own efforts.  
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In 2002, approximately 40,700 people are living in Nuevo 
Pachacutec with total 1510 plots divided in 5 areas: A, B, C, D and E 
(see Fig. 4.18); where 48% possess a legal or de jure land tenure through 
COFOPRI and the rest 48% is still under de facto land tenure 
arrangement (Ibid). However, considering that Nuevo Pachacutec is 
too large, the present study chose 25 households from sector A1, A2, 
A3, B2, B3 to conduct the field of work and the interviews (see Fig. 
4.19). 
In Nuevo Pachacutec, the main use of the land is residential 
represented by small one floor houses made my temporary materials: 
panel wood walls, profiled fibre cement roofs and a mix of compact soil 
and cement floor (see Fig. 4.19). In some cases, small spaces in the 
houses are designated for workshop issues or raised small animals.  
Additionally, in almost all sectors many streets are still unpaved 
and the implementation of basic services is still in development and 
not connected to the urban network of Lima city. The regional 
government agreed to cooperate with the municipality of Ventanilla, 
SEDAPAL36 and EDELNOR37 regarding the supply of basic services 
and the allotment of land within the planning for schools, hospitals or 
clinics and parks (Lopez, 2003).  
                                                 
36 SEDAPAL is the executive authority for supplying water and drainage networks and service to Lima 
city 
37  EDELNOR is the executive and coordinating governmental authority for the installation and 
management of electricity systems in the north Cone. 
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Since 2012 until these days, 50% of the Nuevo Pachacutec 
population have a potable water provision by the construction of 
networks from water reservoirs that were built in the area joining 
efforts with the CBO’s of neighbourhood associations. Electricity 
system has 80% reached in 2006 but there are not connected to the 
central system of ELDELNOR and groups of two or four families used 
to share the connection to a power tower near the area. In this way 
populations has use of electricity in inside their properties (INEI, 2007; 
Lopez, 2003).  
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Figure 4.18 Map of “Nuevo Pachacutec” and the surveyed area.  





Figure 4.19 Overview of the situation of “Nuevo Pachacutec” and 25 surveyed household’s location.  




4.6.2  Case of Study 2: Manchay  
 
The squatter settlement of Manchay 38  is located about 24 
kilometres in the East Cone of Lima city (see Fig. 4.20) and it is a self-
created and a self-developed community in the Pachacamac district 
(INE, 2007). Manchay, like most of the squatter settlements in Lima, 
started from the scratch and was created with the migration of a great 
mass of populations caused by the political instability and extreme 
poverty (Sakay et al., 2011a). These populations came from many 
isolated counties located in the central highlands of the Andes of Peru 
such as Huancavelica, Huancayo, Apurimac and Huanuco.  
                                                 
38 The name Manchay in Quechua language means “fear”. The name was given by its first inhabitants. 




Manchay has been newly recognized as a community on March 
8th of 1983. However, since 1990, all legal and illegal mechanisms have 
taken place in Manchay to provide a space for living to squatter 
population.  
Some general characteristics of the place are that Manchay has 
been built on an extensive arid (see Fig. 4.20). The topography is 
rugged and only 40% of the land is semi flat because of the depredation 
the soil due to an indiscriminate mining to get construction materials 
from the place (sand). According to the current geographical division 
the squatter settlement of Manchay possesses 28 different areas (see 
Fig. 4.21) recognizable because they had a different time of self-
building start upon arrival and development level (Sakay, 2012). 
This community has been chosen as a sample area due to its 
representative character as an example of a gradual, non-violent 
invasion where populations started from the scratch. Today, it is still 
receiving migrants, which suggest that the part of Manchay most 
recently occupied is a form of auto invasion (INEI, 2007).  
Despite the history of Manchay’s foundation is not documented, 
the field of work conducted in two oldest areas: “Portada de Manchay I 
and II” (see Fig. 4.22), in addition to the 25 interviews to oldest 
residents of the area, provided important information to have an idea 
of the chronology of its creation. 
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According to the last statistics DESCO39 in 2007, a total of 7775 
plots has been identified, where 30% have received the land tenure 
legalization; 18% are in the process; and 52% are still illegal.  In a 
general view, it can be said that for the low-income populations of 
Manchay, the land tenure security is attributed to many facts that play 
an important role, such as the household work, external organizations, 
and provision of services and in the process of formalization for the 
grant of land tenure. 
The main use of the land in Manchay (see Fig. 4.22) is residential 
but in the primary area of development, there is a mix of residential 
and commercial where 18.7% represents well-built concrete housing 
with home based business. These businesses are an important 
complement to the family income and contribute to finance the self-
help construction. In midterm areas (see Fig. 4.22), 59.7% represents 
houses built with precarious and lightweight materials for walls whilst 
in the newest areas 22% represents houses made out of straw mats with 
compacted soil floor (Sakay et al., 2011a).  
The basic service of electricity was one of the first services to 
obtain in 1990 as 80% counted with connections from urban network to 
their homes. From the creation of Manchay, dotation of water has been 
carried out by the inhabitants themselves and SEDAPAL. Potable 
                                                 
39 DESCO (Center for Studies and Development Promotion) is a Non-governmental organization to 
promote and improve living conditions in squatter settlements in Lima city.   
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water and drainage system in Manchay was reached on 2001, but until 
these days only 70% of the families are provided with pipes and 
connections to the urban network (COFOPRI, 2014). First migrants and 
older populations the squatter settlement of Manchay feels proud of 
what they made in this piece of land through the time. They are still 
working hard in order to achieve the development of the total 
neighbourhood and younger generations have the recognition to the 








Figure 4.21 Map of “Manchay” and the surveyed area.  





Figure 4.22 Overview of the situation of “Manchay” and 25 surveyed households location.  




4.6.3  Case of Study 3: Villa el Salvador  
 
The squatter settlement of Villa el Salvador (see Fig. 4.23) is 
located about 20 kilometres from Lima city and nearest to the Pacific 
Ocean with an area a desert area of 35.40 km2 in the south cone (INEI, 
2007). Villa el Salvador was chosen as the third case of study because it 
became one of the most recent districts of Lima city (see Fig. 4.24). In 
May 1971 it was formally established as a community as a result of one 
of the first land invasion in Lima city. These days, Villa el Salvador is 
an independent district in Lima metropolis with its own municipality 
and local authorities. 
The beginnings of Villa el Salvador started in 1971, when a 
group of 80 families invaded the land from private property developers 




who were between the limits of Surco and San Juan de Miraflores 
districts in order to populate and giving the name of Villa el Salvador. 
The government could not evict them from the area and expected more 
new comers due to continuing invasions the next days. Because of this 
problematic situation, the government started conversations with the 
squatter populations and promised to provide them with basic services 
(water, sewer and electricity) if they won’t follow invading the land. 
However, the government did not comply and conflicts between the 
two sides that led to violent confrontations (DESCO, 2007). 
This squatter settlement began as a result of waves of migration 
of the population from the mountains to the coast. However, the 
organization of the territory, its community participation and 
involvement had made a big difference compared to other squatter 
settlements in Lima city due to a well urban planning, community 
organization and the Peruvian government support. 
In a few years, it became a national benchmark and a model of 
community participation and organized development in Lima city. 
This socio-political feature is reflected in the elaboration of a "Planning 
Stage" created in 1971 and implemented in 1974, which greatest 
achievement of the planning stage was to stimulate collective 
consciousness of population about the need of an order occupation of 
the land. In this way, the territory was divided in 12 sectors and 
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assigned as follows: 8 sector for housing, commerce and recreation, 2 
sectors of agricultural production, and 2 sectors in the creation of an 
industrial park40 (CEPAL, 2000). The residential sectors were the result 
of an urban planning design based on a module. Each “sector” was 
comprised “a group” of modules which consisted in 1 communal space 
in the centre (green area), 16 blocks and 24 plots per block with two 
sizes: 7m x 20 m and 9.5 mx 20 m (see Fig. 4.24). Each household 
received a plot and accepted to improve their housing conditions 
through the self-activities of construction. However, due to the large 
territory of Villa el Salvador as the number of groups per sectors have  
growth rapidly, the study only focuses in the sector II groups 1, 2, 3, 6, 
7, 8, 11, 12, 13 (see Fig. 4.25). 
These days, Villa el Salvador has total population of 381 790 
inhabitants where the main use of the land of is 56% for residential area 
where the populations have built their homes and the rest 48% for 
commercial issues (see Fig. 4.25) where almost the 100% of households 
obtained the legal land tenure of their properties through COFOPRI 
programme (COFOPRI, 2014). About basic infrastructure, electricity 
was reached first in 1980 by the private company Luz Del Sur which 
provide of this service to the south area of Lima city.  
                                                 
40 The industrial park was an area reserved for the development of small and medium industries. 




Figure 4.24 Map of “Villa El Salvador” and the surveyed area.  





Figure 4.25 Overview of the situation of “Villa el Salvador” and 25 surveyed household’s location.  




Additionally, SEDAPAL has been providing water and drainage 
services connected to the urban network since 1996. Most of the 
principal streets are pavement and accessibility becomes easier due to 
the inclusion of Villa el Salvador a principal railway station from the 
project of the “The Lima Metro (Line 1)” which created  their  social 
and physical inclusion in Lima city in 99.3% (Hordijk, 2005; DESCO, 
2007). Today, Villa el Salvador is a district with public schools, 
municipality, hospitals, industrial park, water system and drainage; the 
National Technological University of the Southern Cone, amenities and 
a big recreational park “Parque Zonal Huascar41” (see Fig. 4.26).  
                                                 
41 The Huascar Park translated to Spanish to Parque Zonal Huascar was inaugurated on February 14th, 
2005 and possess sports and recreational areas with all the facilities and it is the largest lagoon in Lima. 





4.7  Conclusion 
It can be concluded that the current level of housing supply and 
accommodation in Peru leaves much to be desired. Inefficient housing 
policies over past years have not solved the chronic housing deficit in the 
Lima metropolitan. Low-income populations of Lima, who are unable to 
develop their own housing or rent decent accommodation, have resorted to 
squatting on private or public land. 
The housing problem has been partly blamed on the complex land 
tenure systems within the city. Coupled with this, monetization of land 
(market-based approach) has led to many poor people not being able to access 
land for housing development. Both land tenure arrangements in Lima city 
(de facto/de jure) reveals that squatter populations with certain ownership, or 
those who have property titles have been investing to improve their housing 
and neighborhood conditions. However, in the case of illegal squatter 
settlements, investments are made according to the fear of not being evicted 
from the land. In other words, when squatter populations feel secure about 
the land they invaded, they seem to be more likely to invest in housing and 
the neighborhood.    
At this point the importance of tenure security in other forms evidence 
how squatter populations are able to obtain basic services without the 
condition of having property titles. Therefore to achieve de jure tenure security 
is not necessary to access to services.  
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In the same way, the interested support from part of the Peruvian 
government and the political context of the country do directly impact the 
formation and development of squatter settlements. In some cases it creates a 
wellbeing feeling bringing expectations and tenure security through the 
provision of basic services projects in the area or land tenure legalization that 
are partially implemented. In other cases, the support just keeps it in promises 
as votes for electoral campaigns are obtained from squatter populations. As a 
result, this instability generated due of the lack of warranties from part of the 
multi-party competence of governments, is transformed in fear or threat of 
eviction and as consequence brings tenure insecurity to squatter populations.   
COFORPI programme has been initiated to address land tenure and 
registration problems in the country. It is anticipated that with efficient land 
markets, registration and administration, access to land will be easier for all 
and will encourage households to increase investment in housing as a result 
of tenure security. However, due to numerous problems, there is much 















Tenure Security and Housing 
Investments: Housing Conditions and 
Investment Decisions 
 
Tenure security is expected to motivate squatter populations to assure 
land rights and make investments in housing and neighborhood. In this 
chapter the effects of tenure security on investments in three squatter 
settlements in Lima, Peru have been analyzed to find answers to the 
hypothesis and research questions of this study.   
The chapter starts with a discussion and analysis with social 
characteristics of the households interviewed, such as demographic and 
economic conditions in the three squatter settlements. In line with this, 
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household’s gender, the age, educational levels, occupation and employment 
type of the participants have been analyzed. This is necessary to determine 
the age groups of the people who squat in Lima city and the differential 
opportunities and privileges that emerge during in terms of access to property 
and land rights. 
Additionally, the study establishes the baseline conditions of the 
settlements (initial investments) to highlighting the subsequent effects that 
tenure security has had on each squatter settlement. That is followed by 
discussions on the relationships between land tenure arrangements and 
categories of land rights of the study settlement, research participants, 
development regulations and building permit status and their effects on 
housing investments.  
The chapter ends presenting a summary of the all the data collected 
which was categorized according each case of study in three groups: family, 
housing and land tenure information. Housing investments within the 
settlements are presented in diagrams to establish the basis upon which 
tenure security influenced differential improvements in the settlements. Each 
diagram presented in detail efforts to recreate the initial environment, the 
house history, demographic events and tenure conditions through the time.  
Additionally, it is necessary to determine how tenure security or otherwise 




5.1 Gender and Household Head 
 A household is defined as the individual(s) who live together under the 
same roof (UN-Habitat, 2006). The important issue is that the members share 
the same living place, have a common arrangement for food and basic 
necessities of life (INEI, 2011). In Peru, culturally there is a notion and practice 
that there should be somebody in the house who is the head. Therefore, it is 
common to find a single person who is in-charge of the household. The head 
is the person who entity looks up to for leadership, guidance and is 
responsible for the upkeep and maintenance of the group (Ibid).  
The results of the present research indicate that the socioeconomic 
status of a household head significantly affects the land resource base and the 
privileges enjoyed by members of his/her household in the communities. 
However, differences were observed to exist between males and females in 
terms of the proportions of the genders in headship positions.  
The survey data (see Fig. 5.1) indicates that the majority of the 
household heads interviewed were men. Males constitute 77 % of the total 
participants of the three study settlements. The respective percentages of male 
household heads interviewed are : Nuevo Pachacutec with 60%, Manchay 
with 84% and Villa el Salvador with 88%.The disproportionate extent of male 
household heads is not surprising because of the legacy practices and 
leadership in squatter areas (by land invasion) are mainly the preserve of 
males in the family (Hordijk, 2005).   
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By contrast, Nuevo Pachacutec more women observed to be household 
heads. One of the possible explanations is that because Nuevo Pachacutec is a 
resettled squatter settlement from part of the government where women 
accept headship obligations as they may feel more secure in the new land. 
Additionally, the results of this research show that the responsibilities and 
privileges associated with the household head position affect the chances of 
the survey participants to access land and have a big presence in their 
communities. 
 
5.2  Age of Participants 
 The survey results indicate that well established and older settlements, 
where participants have high rights to land have more developed families 
and households. Their household heads were also older than household 
heads of the squatter settlement (which has no tenure security). Figure 5.2 




evidences of this fact, the age of household heads of Villa el Salvador ranged 
between 65 and 72 years old. The above age category of the participants 
constituted 60% of Villa el Salvador interviewees. Manchay participants were 
relatively younger; whom 56% represented the oldest participants ranged 
between 55 and 64 years old.  On the other hand, the participants of Nuevo 
Pachacutec were the youngest of the total sample participants. The majority of 
them (60 %) were aged 44 years old or under (see Fig. 5.2). 
 
 
Results showed that Nuevo Pachacutec as a new squatter settlement, 
the age structure of household heads was accordingly very youthful, active 
and characterized by high fertility rates. They were for the most part young 
men and women migrants who came to reside in the settlement as a young 
family which had just started raising children in the area. 
 




5.3  Educational and Employment 
There is a general belief in the literature the effects of tenure security on 
education as this issue could affect low-income population to find job 
opportunities, employment status and income earning potential (INEI, 2007; 
Nyametso, 2011). Thus, it is logical that an individual with higher levels of 
education have higher chances to get well-paid jobs in the formal sector than 
those who do not. Educated skillful people are also more likely to become 
entrepreneurs and employers than those without education (Nyametso, 2011).  
Consequently, Table 5.1 shows that the majority of the households 
have attained educational levels ranging from elementary school through 
high school to technical education. However, in the cases of Nuevo 
Pachacutec and Manchay (illegal and partially legal squatter settlements) the 
differences are relative small as most of the households have reached higher 
education with 48% and 40% correspondingly. In addition, it was obvious 
that Villa el Salvador had higher proportions of participants with vocational, 




technical or professional education completed (52%) than  the others 
settlements (see Table 5.1). This is the result of the consolidation time in Villa 
el Salvador, where older populations were able to get jobs first in the informal 
sector42, even though they did not have higher levels of education.  
Conversely, these days competition for the limited formal sector43 jobs 
available has pushed Villa el Salvador population to improve their 
educational levels. However, it is important to note that factor such as family 
stability and housing improvements are related to tenure security assure in 
the land and the proximity of their neighborhoods to higher educational 
institutions.  
To conclude, the exposure to educational values has encouraged 
populations from Nuevo Pachacutec, Manchay and Villa el Salvador to 
prioritize investment in the education of their children. For example, in the 
case of Manchay and Villa el Salvador, some of the children have the highest 
levels of education in the city (Institutes or National Universities). Therefore, 
education has helped to improve their economic situation and therefore help 
to invest in the house. 
 
5.4  Source of Household Head Incomes 
Populations living in squatter settlements have different kind of jobs 
which belongs to both: formal and informal sector and their income streams 
                                                 
42 The informal sector is part of an economy that is not taxed (INEI, 2003). 
43 The formal sector is defined by governments and scholars as a regular job with an employment 
contract and rights and on which income tax is paid (INEI, 2007). 
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were either constant or variable (Riofrio et al., 1998, Williams, 2005). Although 
is expected to find most of the squatter population working in the informal 
sector, results evidenced that this fact is not true.  The prospect of acquiring 
employment in the formal sector in Lima city is becoming increasingly for this 
group, especially for those with some technical experience or education (see 
Table 5.2). However, the ability of the informal sector to provide the migrants 
with jobs enhance their fast inclusion into the urban economy as the city 
continues to have a strong attraction for rural migrants.  
In the case of Nuevo Pachacutec, most of these households work in the 
formal sector with variable income (56%) in the Lima metropolitan area in the 
construction field which requires cheap labor and this is provided by squatter 
populations at relatively low rates. These kinds of jobs are construction 
workers, carpentry or vendors with very low incomes.  
On the other hand, in Manchay more than half of households 
interviewed belong to the formal sector with a constant income (60%), most of 
them had run their own business in the local transportation, groceries or small 
shops. Almost a third part of households belong to the informal sector with a 




variable income (28%) due to this category provides jobs for the less educated, 
unskilled populations who are willing to do hazardous, inferior and low-
waged jobs (Deininger, 2003). Nerveless in both cases (Nuevo Pachacutec and 
Manchay) most of the squatters work hard to meet their daily needs because 
of the lack of regular incomes owing to the casual nature of the jobs they do. 
Most of their occupational activities are irregular and do not enable them to 
earn enough income with an average monthly per capita of the minimum 
salary in Peru44 (BRCP, 2012). 
An interesting finding (see Table 5.2) is that in Villa el Salvador 
households belongs into the formal sector and the only difference is if they 
receive a variable income (20%) or constant income (80%). This could be the 
result of some sort of job specialization among its populations.  
The creation of the industrial park of Villa el Salvador had also brought 
certain tenure security and engaged its population to generate economic 
activities through enterprises initiatives. These days, those activities still 
provide goods and services to other residents of the neighborhood and 
general populations of Lima city. Self-employed job activities and services 
includes mechanical garages, footwear and leather production shops, apparel 
and textile shops, food production, wood furniture shops, handicraft shops 
and showrooms for sales  (see Fig. 5.3 & 5.4). 
                                                 
44 The minimum salary is 750 Nuevos Soles in the Peruvian currency, equivalent of 27 632 Japanese Yen 
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On the other hand, it is observed that most income activities were 
observed to be conducted outside the house and, the rest 80% only dedicate 
their houses for residential uses (see Fig. 5.5). On the other hand, many 
households in Nuevo Pachacutec and Manchay home based business are vital 
for their survival and well-being.  They have dedicated spaces inside their 
houses to receive supplement income and formed the basis of their 
sustenance.  
Figure 5.3 & 5.4 Income activities in Villa el Salvador. Source: Sakay, 2013 
 




The only difference between both squatter settlements is the type of 
activity and scale. While in Nuevo Pachacutec is possible to find small 
workshops and small groceries (12%); in Manchay, home based business  
(40%) can offer services (see Fig. 5.6 & 5.7) such as internet centers, 
drugstores, construction materials shops, groceries also includes professional 
consulting offices (veterinary, lawyer, dentist).  
 
5.5  Demographic Events, Number People Living in a House 
Squatter populations start building their own illegal homes in the new 
settlement. Thus, land ownership rights can influence household’s 
opportunities to accomplish any investment (UNCHS, 2001). This is a process 
where they retain their temporary nature until the settlement be, came 
consolidated and legalized through obtaining basic services and other urban 
facilities.  
Figure 5.6 (left) Type of home based business in Nuevo Pachacutec & 




In the three cases of study, all families had started with similar 
characteristics in a vacant land were after the division of the land each 
household head or family set a temporal shelter made by mats. With the time 
temporary materials replace the shelter for a more permanent house and used 
it to live there for a very long time. This situation allows on providing more 
spaces inside the house for future generations resulting in a “compound 
family” shared by multiple generations (Sakay, 2012). 
A “compound family” is described according to the household 
members (father, mother and children) and the next generation groups. In 
addition it may vary according to number of generations living in the same 
house. For example, first generations45  invade and settle in the land and 
further give shelter to next generations (Williams, 2005; Sakay, 2012).   
The most common pattern of household members is when one of the 
children got married, starts a new family and lives with the parents. Other 
few cases they move or live temporarily in the same house (Sakay, 2012). 
However, during the first years of the invasion only first generations as most 
of household member belonging to second generations was/were born in the 
squatter settlement. 
The study has found (see Table 5.3) that in older squatter settlements 
like Villa el Salvador the number of household members living in the same 
house at the time of the interviews is an average of 12 people. 
                                                 
45 The first generation in the three cases of study is represented by the first migrants who had settled in 
the land, going in average of 2-3 people (father-mother-child) 
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In the case of the midterm squatter settlement of Manchay this average 
is relatively lower, represented by an average of 8 household members per 
house. On the other hand, in the new squatter settlement of Nuevo 
Pachacutec, the average of household members per house is about 5 people 
(see Table 5.3).  
To conclude, compound family dynamics have a direct relationship 
between the age of the squatter settlements and the incremental generation 
living in the same house in Villa el Salvador (four generations), Manchay 
(three generations) and Nuevo Pachacutec (two generations).  
 
5.6  Initial Investments in the Land  
According to Doebele (1983), Zetter (1984), there was evidence of 
various degrees of investments undertaken by some squatter participants, 
even when there was no probability of formalizing their illegal status. Some 
squatters have been improving their shelters due to the perceived inaction of 
the government to evict them. Investments such as wooden panels and hedge 
fencing have also been observed at Nuevo Pachacutec, to increase household 




property security in places where boundary demarcations were unclear (see 
Fig. 5.8). Nuevo Pachacutec was resettled in the desert area and the 
government ensured that the land was fit for human habitation. The state was 
well planned, squatter populations were resettled in small plots previously 
divided therefore populations did not have to do much to improve the quality 
of the land. However, the government partially implemented basic 
infrastructures and social amenities though site and service programme. 
These days, basic services such as water, electricity and sanitation are not 
fully achieved and still being implemented by their own population.  
On the other hand, discussions with the families of Manchay revealed 
that they undertook many activities during the initial stages of the 
 




settlement‘s occupation to improve the rugged land in order to make it 
suitable for human habitation and construction. The majority of Manchay 
populations who undertook such improvements (see Fig. 5.9) on the land 
were the early settlers of the squatter settlement (filling in the rugged field or 
carving stones from the hills). 
Villa el Salvador was established on a plain deserted area and partially 
suitable for human habitation. Having been given high de facto tenure security 
as the Peruvian Government allowed them to stay in the area if they stopped 
more invasions. The majority of the household heads indicated that the 
founding members did not make any initial investments in the land to 
improve its quality before constructing their houses.  
Figure 5.9 Scenario of the rugged topography at Manchay. Source: Sakay, 2011. 
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Villa el Salvador was an unauthorized settlement and largely planned 
by the local authorities and they received benefit and support for 
infrastructural development and the implementation of site and service 
programmes. Through such projects, the squatter settlement was connected to 
electricity, arterial roads, and the main water supply network of Lima city 
(see Fig. 5.10). 
 
5.7  Tenure Security and Land Rights of the Study Settlements 
The prevailing land and housing values in the Lima Metropolitan Area 
is so high that all families interviewed could not afford the prices of the land 
at the current market rates. Thus, the interviews have revealed that the levels 
of tenure security enjoyed by the household’s participants have depended on 
Figure 5.10 Panoramic scenario of the plain field where Villa el Salvador has been founded.  




the quantity of rights associated with their respective land tenure 
arrangements. Consequently, results from the interviews had identified three 
main forms of tenure security (see Table 5.4) among the participants of the 
three study settlements. These forms are: a) de jure tenure security (by 
COFOPRI formalization), b) de facto tenure security (by dotation of basic 
services and infrastructure), and c) illegal tenure security (based only on the 
rights due to land invasion). This observation derived from questions relating 
to the respective land tenure arrangements and the perceived and/or legal 
rights the households participants felt they had over their properties. 
In the case of Nuevo Pachacutec, the resettlement of its populations in 
public lands enabled them to cover their housing needs. However, land right 
is based on the illegal tenure security because of their rights due the invasion. 




The Peruvian authorities did not deliver regularized and serviced plots to all 
populations, but gave them some facilities to initiate the land tenure 
legalization process. 
 In addition, the political changes that took place during the first years 
of the creation of the settlement left those populations under the illegal rights.  
Later, half (56%) of the households had obtained de jure tenure security as 
they are formalized their properties by COFOPRI (see Table 5.4). As a result, 
the incremental of housing and neighborhood development expected is not 
great. The other half (44%) of households are still under illegal tenure 
security, they admitted that they had rights to the land and ownership 
depends largely on the perceptions of households and its family.  
The general feeling was that they could be evicted at any moment or 
resettled to other place again as it happened years before which has resulted 
in the loss of motivation for faster improvements. The implications of such 
feelings are serious and have been manifested in their investments in housing 
and the way they have cared about their immediate environment.  
Investments in accommodation therefore, have involved only the use 
of inexpensive materials which they have been able to easily dismantle, in the 
event of the eviction order. They have particularly ensured that materials 
used for housing construction are light, can be easily relocated or dismantled, 
and collected for reuse elsewhere. 
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In the case of Manchay, land rights are based partially on the de jure 
tenure security through COFOPRI formalization (48%) and the rest (52%) 
through de facto and illegal tenure security (see Table 5.4). However, the 
demand for housing in Manchay is very active with a variety of land 
arrangements which enables population under de facto (36%) and illegal tenure 
security (16%) to improve their housing conditions. 
Consequently, in Manchay tenure security is obtained from other 
mechanisms and not only from the COFOPRI formalization process. De facto 
tenure security could probably be provided by the implementation of water, 
electricity and sewage networks (site and service programmes). This situation 
evidences the perception of tenure security based on expectations that the 
local authorities have the future intentions of legalize them (Strassman, 1984; 
Varley 1987; Payne, 2004).  
On the other hand, Villa el Salvador, authorized documentation by 
COFOPRI covers all landed property (100%) where households participants 
are the still the actual owners of the property (see Table 5.4). After 43 years 
since the land invasion, houses are still occupied by most of the original 
founders and members. Even more, the values of properties have more than 
quadrupled since Villa el Salvador foundation in 1971. This fact evidences and 
supports De Soto (2000) ideas, who claimed that that land tenure legalization 
is to provide sufficient tenure security, to stimulate housing investment in 
order to get property ownership.  
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5.8  Existing Characteristics of Housing   
Based on Turner’s (1972) ideas, he proposes that housing structures are 
a symbolic and an intentional effort of squatter populations and represents 
their identity with the place and adaptation. This statement explains how 
squatter families incorporate individual interests, meanings, motivation and 
sense investment for future generations in their houses in a very unconscious 
way (Sakay et al., 2011a; Sakay, 2012). In this regards, Turner (1972) stated in 
his work “Freedom to Build” the following:   
 
The intention of this section is to appreciate the existing housing 
characteristics in Nuevo Pachacutec, Manchay and Villa el Salvador and 
appreciate these populations efforts since they settled in the land for the first 
time.  Additionally, it is important to understand the house as a process 
where any interior or exterior transformations or modification is used to 
follow a sequence of improvement stages.  Therefore, like other squatter 
settlements in Lima city, housing process in Nuevo Pachautec, Manchay and 
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Villa el Salvador have followed a predictable stages of development. These 
stages (see Fig. 5.11) were identified and classify in a previous study 
conducted from March 2010 and February 2012 in the squatter settlement in 
Manchay and were useful to analyze the three cases of study (Sakay, 2012).  
In this way, data collected from existing characteristic of housing at 
Nuevo Pachacutec, Manchay and Villa el Salvador were categorized 
according the materials, time, basic services, accessibility and surrounding 
infrastructures as follows:  
 
• Stage A – Occupying the land 
Once plots were allocated families established the first intentions of the 
house with different temporary materials such as straw mats, plastic 
sheets or wooden panels (see Fig. 5.12).  




The lack of electricity service made candle and kerosene as the main 
source of energy. In the case of Nuevo Pachacutec the 80% of the 
houses data collected belongs to this category.  
The most frequently material used is the wooden panels because are 
very accessible in price and very flexible. Houses are still using latrines 
in inside their properties and in the future the area on which the latrine 
is replaced by became a patio (exterior/interior) or a permanent 
bathroom. 
 
• Stage B – Permanent walls and temporary roof  
This stage is the first approach to a more permanent house the 
initiation of brick walls. Many families usually start by the 




construction of a brick wall around the plot boundaries to mark the 
limit with other neighbors. Later the families replace only the same 
area of the temporary shelter (one room) and add more rooms or 
interior through the time.  
The roof system is an especial characteristic in this stage; different 
types of temporal roof systems appeared due to the high cost of a 
concrete structure (see Fig. 5.13). The most common roof materials 
are the profiled fiber cement and category represents the 20% of the 
most develop houses in Nuevo Pachacutec and in the case of 
Manchay only represent the 8% of the houses which are the less 
developed houses in the area.  
 





• Stage C – Permanent walls, masonry, concrete roof 
An important fact in the improvement of the house is building the 
concrete roof because it is the first step that indicates the idea of a 
vertical expansion (see Fig. 5.14). Stage C is a critical stage due to 
costs and the transition to concrete post and beam system. In 
addition, most of the families used to build their concrete roof at 
different stages through the time (Sakay, 2012). 
 
• Second set of permanent walls  
Stage D is the beginning of the second floor by adding permanent 
solutions on top of the concrete roof. When more rooms are 
partially built and left with the material exposed, families occupy 
the space immediately (see Fig. 5.15).  
Figure 5.14 Permanent walls and concrete roof. Source: Sakay, 2012. 
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Interior stairs were also built at this stage altering the space 
configuration the first floor.  
In some cases, due to the vertical growth, the house is divided in 
two in order to accommodate two families independently and 
exterior stairs are the easy solution. Walls and demolitions also 
took place in this stage.  
In the case of Manchay (the half) and Villa el Salvador (the third 
part), this category stage correspondingly represents the 56% and 
40% of the houses conditions. 
 
 




• Stage E – Third or more set of permanent walls. 
Houses under this category have achieved the construction of a 
second concrete roof followed by a third set of permanent walls 
(see Fig. 5.16). In Manchay the 28% of the houses many houses are 
in the process to reach a third floor. This situation allows each 
family to reduce crowding and to accommodate more household 
members or new comer’s relatives (lodgers). The same situation 
had happened to Villa el Salvador, the 60%, which represents the 
most developed houses of the present study still important factors 
from the past stages (C and D) continued such as addition and 
demolition of walls, change of uses, time and others.  




The results may indicate that tenure security and the type of housing 
investments through the different characteristics of the houses from each 
squatter settlement seems to have relationship with the degree of tenure 
security or land rights. 
In Nuevo Pachacutec results had found that there is an unwillingness 
to invest and construct permanent and durable housing. Most of the 
structures are still under the category stage A (80%) and B (20%) which 
indicated the tenure insecurity and uncertainty of rights to land had 
tremendous effects on housing investment decisions (see Table 5.5). Thus, 
even almost half of households have been granted with property titles. 
Consequently, very temporary and inexpensive building materials 
were used in the construction of housing accommodations by the squatters. 
The roofs of study participants were made of low-quality corrugated iron 
roofing materials. Most of the roofing materials were second hand, having 
been scavenged or bought from dealers within the squatter settlement. 
Table 5.5.  Category stages of existing housing characteristics in the study settlements. 




 Similarly, the walls of dwelling structures were made of cheap 
temporal materials such as plywood, wooden planks, polythene sheets and 
metal sheets. Very few structures had cement block or concrete floor bases. 
Comparing with Manchay and Villa el Salvador, because of highly perceived 
tenure security and certainty of rights to the land, households have always 
used affordable high quality and more permanent building materials to 
construct their housing structures. Currently, the roofs of buildings in both 
squatter settlements are of better quality and well-constructed than Nuevo 
Pachacutec.  
The walls of the houses have also been constructed using more durable 
materials such as bricks. The used of brick and concrete in constructing the 
walls and roof in the majority of housing structures in Manchay are 
constituted by category stage D (56%) and E (28%), representing two and 
three floors built houses (see Table 5.5). While the greater proportions of the 
buildings are of relatively high standards, some have been poorly built (16%).  
Villa el Salvador constituted the most develop housing structures in 
general, housing structures are of good quality and have served the needs of 
their households for many decades. The incremental development and 
transformations of the house represents permanent and more vertical 
solutions. All households could reach the construction of two or more 
concrete roofs in all the cases. Table 5.5 shows that the stage E (60%) is the 
main characterized in Villa el Salvador followed by the stage D (40%).  
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5.9  Tenure Security and Housing Investments Decisions 
Many authors note that tenure security is complex and directly affects 
any housing investment as it acts as motivation and provides the incentive for 
investment in the land according to each individual interest. On the other 
hand, investments are deliberately made in land to consolidate and hold on to 
it and improve tenure security through such undertakings (Deininger et al., 
2006; Place, 2009; Nyametsco, 2012).  
While the latter assertions in the cases of study of Nuevo Pachacutec, 
Manchay and Pachacutec are not only associated and restricted to de jure 
tenure security (traditional and land market systems), there is empirical 
evidence of housing investments in households participants with de facto and 
illegal tenure security. Consequently, this issue was explored to verify 
whether the three types of tenure security affected the degree of housing 
investment undertaken by the household’s participants. To ensure that the 
linkages were comprehensively understood, it became necessary to provide 
an individual enlightenment of the 25 samples collected at each squatter 
settlement (making a total of 75 samples). The analysis was based on the 
category housing stages (see Fig. 5.11) of development of each sample 
according to the time each family initially occupied the landed properties 
until these days.   
Due to the abundance of information obtained through the semi-
structured interviews, data collected were first gathered together, grouped 
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and based on the UN-Habitat tenure security domains and elements 
presented in chapter 1 (see Table 1.1) as family, housing and land tenure 
information (see Table 5.6 & 5.7 & 5.8).  
A total 75 housing samples collected from Nuevo Pachacutec, Manchay 
and Villa el Salvador (25 samples from each squatter settlement) are presented 
in detail through diagrams at the end of this section (see Fig. 5.17-Fig. 5.55). 
Each sample represents an individual analysis of each family due to the 
complexity of different situations of tenure security, housing, infrastructures 
and context. These approach asses to understand the importance of each 
family as a unique case, a different story, needs, problems and situation to 
achieve tenure security.  
The aim of this part of the study is to recreate and track through the 
time, first, all housing investments, spatial changes, existing housing 
characteristics and classify them according to housing categories explained in 
section 5.8 (see Fig. 5.11). And second, all the demographic events through the 
time of the respective squatter settlements, for example on Fig. 5.17, 
household members that have live or are living in the house are represented 
by different types of lines according if  they belong to a group of first, second 
or third generations.  Additionally demographic events inside the family such 
as a new birth, marry, move, or pass away are also included. This part  of the 
analysis focused on the length of time that a family has used the same house 
(years) and whether it has influenced on housing investments (category 
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housing stages) as level of investments and the three type of tenure security 
explained before.  
Results has evidenced that no evictions were conducted from part of 
the local governments at any case of study. Consequently, all families have 
been living in the same place since they built their first shelter and the more 
years has pass by, the more demographic growth was found and the bigger 
housing investment has been taken place. This is regarded as a direct 
indicator of tenure security, taking in consideration that all families start with 
the same conditions through the invasion of vacant land at the periphery of 
Lima city.   
In this way, the effects of each type of tenure security of housing 
investments corresponding of the each household will take into account the 
subsequent investments in housing through the time and living conditions 
forms that will be the basis for further analysis in this study. 
The next section presents total of the data collected and gathered 






































































































































For a better understanding and comparison between the three cases of 
study, tenure security and housing investments, Fig. 5.56 presents the whole 
panorama of the different categories of housing investments in relation to 
demographic growth through the time. Thus, the 75 diagrams presented 
before expressed each household and house history as a unique case on which 
security of tenure (attained or perceived) had effects on the households and 
therefore on housing investments. Important to note that each of the 75 
diagrams described a different situation of tenure security, context, housing 
development process, land tenure status, demographic events and 
investments these populations had made since they settled on the land.  
Despite the three cases of study have a different time of formation 
where 75 families have a different process of demographic growth and 
housing investments, land rights and access to housing was observed to be a 
crucial precondition for housing investment and improvements in the 
livelihoods of all families (see Fig. 5.56). Consequently, results had illustrated 
that all families (excepted in the case of Nuevo Pachacutec) undertook 
incremental and uniformly investments housing investments such as roofs, 
walls, floors in different degrees. This findings can be related to individual 
interest and own perceptions or physical consolidation of land rights acquired 
through the time. This situation is reflected on the characteristics of housing 
structures developed on the land, construction materials used, number of 




Figure 5.56. Housing Investments according to demographic growth and year of residence.  
Source: .Sakay, 2014. 
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At this point, is important to bring some arguments discussed before in 
order to find why squatter families at Nuevo Pachacutec are delay to make 
the first housing investments. The result about this discussion may come from 
the different political context, in which each squatter settlement was formed, 
the different events in the country during the development. Additionally the 
different squatter settlements policies implemented over the time in Peru 
have significantly affected those populations (see Fig. 5.57).  
Villa el Salvador and Manchay were established and first development 
years occurred during a period where the Peruvian government focused its 
attention in the implementation of policies that comprehended the 
implementation of basic services and land tenure legalization (see Fig. 5.57). 
As a consequence, the mechanisms implemented (Site and Service 
Programme) in Villa Salvador were useful to improve tenure security of its 
population generating faster housing investments. In the case of Manchay the 
story was quite similar as the establishment and development were supported 
by the dotation of services and the community empowerment (Upgrading 
Programme). In other words, due to the lack of budget from part of the 
government, the minimum provision of basic services promoted the 
community participation to continuing the development of these projects. 
On the other hand, Nuevo Pachacutec has been influenced only by the 
land tenure legalization (COFOPRI Programme) (see Fig. 5.57). Additionally, 
the event of resettlement in the history of Nuevo Pachacutec has brought to its 
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population a continuing fear of eviction as during the interviews this feeling 
was present. Families in Nuevo Pachacutec fears that they could be resettled 
again at any moment if the Peruvian government decided it. This situation 
also included squatter families which land tenure legalization was granted in 
the following years of the resettlement due to political interests (see Fig. 5.57).  
Bringing the arguments of De Soto (200) that land tenure legalization 
will bring de jure tenure security as their rights over the land are fully 
protected, Nuevo Pachacutec evidenced the opposite situation. Results from 
Nuevo Pachacutec illustrates that the only implementation of land tenure 
legalization policies in an early stage of the squatter settlement development 















Figure 5.57 Housing Investments according to squatter settlements policies in Peru.  
Source: Sakay, 2014. 
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Corresponding ideas of  tenure continuum developed by UN-Habitat 
(2011) and Van Asperen (2007) in which land rights are attained under 
different categories of land tenure arraignments under three types of tenure 
security: illegal, de facto and de jure, data collected from the interviews and the 
individual analysis had also confirmed this statement in the three cases of 
study. However, not all types of tenure security were found working together 
in one single study case, tenure security and land rights were perceived in 
relation with housing investments in the following way on each squatter 
settlement:  a) Nuevo Pachacutec was divided in two group, families with 
illegal and de jure tenure security (see Fig. 5.58); b) Manchay is the only case in 
which housing investments are taken place under the illegal, de facto and de jure 
tenure security (see Fig. 5.59); and c) Villa el Salvador in which 100% legalized 
families are obtaining their land rights under de jure tenure security (see Fig. 
5.60). This interesting findings will led to this study further investigation in 
the following sections.  
On the other hand, housing investments at Nuevo Pachacutec are far 
delay in comparison with Manchay and Villa el Salvador. At this point a new 
question arises, why housing transition from stage A (temporary walls and 
roof) to stage B (permanent walls/temporary roof) according to the time of 














5.10 Illegal, De Facto and De Jure Tenure Security and Housing 
Investments 
 Results also indicate that different types of tenure security as a result 
of different land tenure arrangements are present in the three squatter 
settlements which each of them have contributed on housing investments.  
On the other hand, the study agrees with Nyatmestso (2005) ideas that 
is difficult to measure those effects as each households had also achieve 
investments according to their individual interests. This is way in the 
following discussion the study presents a grouped analysis of families who 
have attained the illegal, de facto and de jure tenure security. 
The illegal tenure security was found in the cases of Nuevo Pachacutec 
and Manchay, where this group of families has made housing investments 
under their illegal condition (see Fig. 5.61). However, results evidenced that 
the illegal tenure security group in Manchay presents greater housing 
investments in comparison with Nuevo Pachacutec. This fact was evidenced 
in a previous discussion in which first housing investments are critical and 
directly associated with the different housing policies implemented during 
first years of the squatter settlement consolidation.  
However, this study considers very important to make a comparison 
with the rest tenure security groups from the same squatter settlement (see 
Fig. 5.61) in order to confirm if other tenure security groups from has 
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influenced on the illegal tenure security groups as most families belonging to 
this group made similar statements during the interviews: 
 
“…even I am illegal… I invested in my house because 
my others neighbors did… I want my family to feel proud about 
our house too…” (Head of family 15, Manchay) 
 
In the case of Nuevo Pachacutec, most of the households who doesn’t 
belong to the illegal tenure security group, had received those legal titles and 
which tenure security under de jure type supposed to guarantee faster or 
expected high levels of housing investments, it is not the case (see Fig. 5.61). 
An interesting finding is that this could be an effect of land titling, the sooner 
legal titles were granted, the sooner household motivations for housing 
investment were lost as most households felt secure they will not be evicted 
from the area. Therefore it didn’t affect the illegal tenure security group as 
both housing investments are equal (see Fig. 5.58)  
In addition, In Nuevo Pachacutec there is no differences in the existing 
characteristics of housing (stages) between the group of households who 
affirmed their tenure security is under illegal and the jure type (see Fig. 5.61). 
Housing investment is very little where all the houses structures are still built 
with temporary walls and roof.  In addition, the interviews had also revealed 
that households at Nuevo Pachacutec are more concerned about the 
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implementation of basic services such as electricity, water and drainage. This 
is probably a consequence that any site and service programme was not fully 
implemented in the area by the Peruvian authority. Additionally, it affirms 
Kawaga (2001) and De Souza (1999) statements that de jure tenure security is 
not the only way to motivate housing investments. 
By contrary in Manchay de facto tenure security group by the full 
implementation of basic services and the de jure tenure security group by 
correct timing of land titling seems to affect the illegal tenure security even if 
those investments are presented in a small degree (see Fig. 5.61). 
Consequently, this fact demonstrates that the influence of other tenure 















Figure 5.61 Illegal tenure security and hosing investments in the three study cases.  
Source: Sakay, 2014. 
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On the other hand, in Manchay and Villa el Salvador, high de facto 
tenure security was to be enough for decisions to be made to housing 
investments (see Fig. 5.62 & 5.63). Bringing Kagawa (2001), it was observed in 
Manchay that de facto tenure security have motived families to make housing 
investments.  
The groups of families in both cases of study under de facto tenure 
security evidenced incremental housing investments at two main moments 
during housing investments. First, the provision of electricity service because 
is the first basic service to arrive in the neighborhood and easy to be 
implemented in squatter settlements (see Fig. 5.62). In the three cases of study 
electricity was implemented on each neighborhood at once and has brought 
expectative to all families that the government was interested o support them.  
Consequently, after the first moment which families perceived de facto tenure 
security, the first housing investments were made: the transition from stage A 
to B by the replacing of temporary materials of the walls of the house for 
permanent ones (Fig. 5.62). 
The second moment is when government together with the private 
enterprises which provide water and drainage service in Lima city connected 
this neighborhood to urban network (Fig. 5.63). This is an important moment 
when the de facto tenure security still increases motivation and capacity of 
squatter populations to make housing investments as he neighborhood now, 
is physical integrated to the city.  
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The result from this analysis is confirmed as families from Manchay 
and Villa Salvador had reached permanent walls and concrete roof or a 
second set of permanent walls (stage C-D) after the implementation of water 
and drainage service (Fig. 5.63).  This is important to note, considering that 
the concrete roof is a very important task to reach and the most expensive 
investment to make. Additionally, it was observed to have boosted individual 
household‘s motivation and stimulate them to undertake incremental 


















Figure 5.62 De facto tenure security (electricity service) and housing investments in the three study cases.  




Figure 5.63 De facto tenure security (water and drainage service) and housing investments  
in the three study cases. Source: Sakay, 2014. 
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In the same way, an interesting finding is that the group of families 
under de jure tenure security at Manchay and Villa el Salvador, has little 
differences on housing between them after the land tenure legalization was 
granted (property title). Although, it was expected from the case of study of 
Villa el Salvador will present the highest degree of housing investments taken 
place in comparison with Manchay, this is not the case. (see Fig. 5.64). 
De jure tenure security obtained by the land tenure legalization from 
part of the authority through property titles form was also an important issue 
but not relevant comparing with the de facto tenure security groups (see Fig. 
5.63 & 5.64). In a similar way, families in Manchay and Villa el Salvador who 
obtained de jure tenure security in relation of land rights after the property 
title was granted, housing investments are evidenced by building the concrete 
roof or the second set of permanent walls (stage C-D).   
By contrary, in Nuevo Pachacutec, which was affected by other factors 
mentioned before and early de jure tenure security, more than 50%% of 
squatter families evidenced little housing investment were made (see Fig. 
5.64).  
To conclude, it is undeniable that the results of the interviews and field 
of work from Nuevo Pachacutec, Manchay and Villa el Salvador confirmed  
that tenure security do serve as motivation for housing investment and those 
effects are related to the different types of tenure security (Kawaga, 2001; 
Payne, 2002 ; De Souza, 2011; Nyametso, 2012; Durand-Laserve, 2006).   
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Findings from the three squatter settlements supported the study 
hypothesis, evidencing that tenure security could be derived from other land 
tenure arrangements and not only from legal condition through the market-
based approach (land tenure legalization). Additionally, despite tenure 
security is obtained under de jure or de facto rights over the land, it enables 
poor populations to improve their living conditions as housing investments 
are very similar. 
On the other hand, the case of Nuevo Pachacutec is a great example 
about how other external factors such as the city regulations, implementation 
of policies based only in land tenure legalization and the political context; 
affects directly the improvement of squatter settlements in Lima city and 
















5.11  Conclusion 
The chapter analyzed the background of the household heads 
participants from the three cases of study and concludes that differential 
opportunities and privileges exist for their housing access in Lima city, Peru. 
This has provided the basis for analysis and discussions on how tenure 
security affected investment decisions and transformations in the respective 
settlements. 
Consequently, the demographic events of the household members have 
a direct relationship with tenure security and housing investments as the 
households require more space to live or to accommodate more members. 
However, if the household perception of tenure security is poor, the fear of 
eviction will limit and delay any house investment. In addition, according to 
the distribution of the spaces since these households settled their first 
intentions of housing are light-weight materials treated as permanent 
solutions until they proceeded to replace them.  
About the employment opportunities and income resources, it is 
evident families who belongs or work in the formal sector with a constant 
income formal jobs have more opportunities ability to receive a loans or 
access to a credit to contribute on housing investments. Families belonging to 
the informal sector must afford all the cost of building materials from their 
own savings. Construction labor cost is easier to afford because many of 
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household members are employed as a construction workers or have done 
construction work before.    
In addition, it is important to understand that the housing and 
neighborhood development in squatter settlements should be a natural 
growth process. Tenure security should be obtained along the correct process, 
order and timing: illegal, de facto and de jure tenure security. Imposing or 
assure too much tenure security from the beginning, serves as a major barrier 
to people making long-term investments in land and property.  
To conclude, de facto tenure security has a direct relationship with any 
housing investment according the land tenure status of the squatter 
settlements and is an effective way how populations can access to housing. 
This is the result of land tenure legalization mechanisms in Lima city 
conducted by the COFOPRI program, which is partially inaccessible due to 
costs and long process. The provision programmes through the access to basic 
infrastructure are very important, especially in the implementation of 
electricity as is critical point to push and boost the initiation housing 
investments during the first years of the squatter settlement.  Additionally, 
the implementation of water is also an indicator that affects tenure security 
perceptions of the families to achieve more permanent construction solutions 











Tenure Security and Infrastructure 
Investments 
 
This chapter explores how tenure security affects the access to 
infrastructures in squatter settlements in Lima city. Tenure security enforces 
community participation in local governments. Also, it promotes the creation 
of Community Based Organizations (CBO) as social inclusion strategy in the 
process of urban inclusion due to their influence on local governments for 
decision making and access to infrastructure.  
As part of these discussions, the effects of infrastructure and social 
amenities based on de facto tenure security (implementation of electricity and 
water) versus de jure tenure security are also covered. Furthermore, the 
chapter concludes with a discussion about the expectation or priorities in 
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order to support major findings from chapter 5 and the decision to invest or 
not to invest. 
 
6.1 Dynamics of CBO towards Tenure Security and Land 
Governance 
The way on how squatter settlements are related to improved 
conditions of housing and neighborhood has a strong relationship with tenure 
security (Durand-Lasserve, 2006). Observations and assertions during the 
land tenure legalization process has led to communities in squatter 
settlements to organize themselves and claim for the installation of basic 
infrastructures or utilities such as electricity, water, sewage and access to 
communications (Sakay et al., 2014a). In this scenario, community 
participation becomes the mechanism of communication of squatter 
settlements and their local authorities accomplishing a role in sustainable 
development. Additionally, they have become the new paradigm on how the 
poor increasingly take the initiative in ensuring their needs, rights and tenure 
security.  
Consequently, community participation involves unit work of the 
squatter settlement to share the local power for land governance in order to 
take all decisions to improve poverty in squatter settlements (Sheng, 1990).  In 
addition, the need of community participation is very important for the 




In Peru, community participation is represented by Community Based 
Organizations (CBO) which is considered representatives of the citizenship 
being able to be involved in the design process, implementation and 
management of community improvement projects. The incentive to organize 
this kind of groups comes from the need to survive in a vacant land, face their 
collective problems and pressure the government for the implementation of 
infrastructure as of tenure security means (Fisher, 1982; Gilbert 1984).  
Therefore, CBO’s are the key characteristic of social organization in 
squatter settlements in Peru as they mark the patterns of communication 
between citizens and their local governments promoting participation and 




The importance of CBO’s is evident in the three cases of study, 
especially in regard to obtain tenure security for their own population 
welfare. The big number of CBO’s existing in Nuevo Pachacutec, Manchay 
and Nuevo Pachacutec outlines that populations feel proud of their 
neighborhood and they are actively involved in community participation to 
improve their living conditions (see Fig. 6.1).  
CBO’s in the three cases of study cover many aspects of projects design 
and implementation of infrastructures basically in land tenure and nutrition 
issues. However the main CBO’s is the neighborhood organization which is a 
group of men leaders who are in charge of tenure security, land regularization 
and acquisition of basic infrastructure. Additionally, when the area of the 
squatter settlement is too large, the settlement is divided into smaller units or 
Figure 6.1.  Exmaple of CBO’s  in Villa el Salvador. Source: http://bruceperu.com/elsal/ 
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areas to perform their activities and decision-making as a unit. In this way, 
the role of the neighborhood association is to reunite representative leaders 
from each unit or area for and easily rule and governance situation (Sakay et 
al., 20.14a).  
In the case on Nuevo Pachacutec the main neighborhood association is 
named “City Model Self-Managed Pachacutec” (CEC-CIMAP)46 who involves 
5 representatives’ leaders from the 5 sectors in which Nuevo Pachacutec is 
divided (see Fig. 6.2). Additionally, each sector has their own board of 
directors of the residents association. According to the meetings with some 
members of the CEC-CIMAP, these days their major priority is the 
                                                 
46CEC-CIMAP into Spanish translation means “Ciudad Modelo Autogestionaria Pachacútec” and it was 
created in 2003  
Figure 6.2.  Community center at Nuevo Pachacutec where CEC-CIMAP makes coordination and meeting 




mobilization of basic services, especially in sanitation issues and the 
construction of drainage networks.  
Similarly “The Unique Central of the Area of Manchay” (CUAQUEM)47 
is the neighborhood organization that represents the main CBO’s in Manchay, 
comprising a group of representative leaders from the 28 sectors of the 
settlement (Sakay et al., 2011a). CUAQUEM has been accomplished by the 
creation of a plan for the entire settlement management; given different 
responsibilities to others Manchay’s CBO’s in order to provide safety, welfare, 
infrastructures and land tenure provision. This well-organized social and 
political structure provides a better understanding of their needs and allows 
the external help or assistance (from private institutions or non-governmental 
organizations) that facilitates the development of projects to improve the 
squatter settlement in a short time (Sakay et al., 2011b). 
In the same way, the “Urban Self-Managed Community of Villa El 
Salvador” (CUAVES) was created in 1971 (Hordijk, 2005). The main role of 
CUAVES was to represent its population and its decision since the starting 
point for the creation and planning of the whole settlement. CUAVES was 
very involved in the planning design process together with the Peruvian 
State. CUAVES also has been collaborating in the organization of their 
population for the creation and implementation of a specialized area for 
production and income generation (see Fig. 6.3).  These days Villa el Salvador 
                                                 
47 CUAQUEM into Spanish translation means “ Central Unica del Area de la Quebrada de Manchay”. 
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is well known because of their industrial park area and is considered a good 
example of self-managed community through the work of CUAVES.   
An interesting finding is the variety of CBO’s groups working in 
Nuevo Pachacutec, Manchay and Villa el Salvador evidences the population’s 
efforts to fulfill basic needs in the search for welfare (nutrition) and tenure 
security. These CBO’s are the Community Managed Kitchens which provides 
meals at subsidized prices and the Glass of Milk which provides a glass of 
milk to children and elderly populations.   
Since 1992, the CBO’s  work under the jurisdiction of the National 
Program for Food Assistance (PRONAA) and deals with nutrition security 
through a food distribution in poor areas. Populations who are involved in 
Figure  6.3.  Picture taken of the first members of CUAVES at Villa el Salvador during the meetings with the 





this type of CBO’s are women who generate self-management committees 
open to the whole community (see Fig. 6.4).  
In addition, despite the context and timing of the three cases of study, 
the common CBO’s identified on each squatter settlement are: Neighborhood 
Organization, Community Manage Kitchens, Glass of Milk, Mother Club, 
Youth Club, Association of Vendors, Entrepreneurs and Association of Small 
Farmers (see Table 6.1). Each CBO’s are dedicated to different activities but 
the majority of groups provide nutrition care.  
An interesting finding is that in each case study the existence of only 
one CBO’s group named as neighborhood organization (CEC-CIMAP, 
Figure 6.4.  Community Managed Kitchens CBO’s group receiving food supply from  




CUAQUEM and CUAVES) which are dedicated to land tenure issues and the 
development of infrastructures for the whole neighborhood (see Table 6.1).   
This means that this CBO group has positively impacted the whole 
neighborhood it works as a unique group for land governance to provide 
tenure security to its populations. In this way this group will represent its 
populations to take easier development control, fulfill the needs, engaged 
populations with project design and infrastructure implementation.  
On the other hand, table 6.1 shows that the number of population 
living on each squatter settlement is bigger according to the time and area of 
each case study.  
Table 6.1.  Types, activity and number of common CBO’s groups per inhabitant 




In the same way the number of CBO’s dedicated to activities such as 
nutrition, health and wellness also increases. Therefore, it is logical to deduce 
the big number of these CBO’s as they need to cover the demand of more 
populations. For example table 6.1 shows that Villa el Salvador has the biggest 
population (381 790 inhabitants) in comparison with Nuevo Pachacutec (40 
7000 inhabitants) and the number of CBO’s groups of Community Managed 
Kitchens dedicated to nutrition seems to be triple. 
 However, this study has evidenced that the relationship “more 
population - more CBO’s groups” have little significance (see Fig. 6.5). 
Moreover, when the number of CBO’s is analyzed according to number of 
population who receive the benefits; this relationship is unidirectional. 
Consequently Figure 6.5 shows that in the all cases in which more than one 
CBO’s group was found, the rate of CBO’s group per every 10 000 people 
decreased.  
In other words, according to the number of population living in each 
squatter settlement; more number of CBO’s cannot guarantee that more 
number of populations can receive the benefits (see Fig. 6.5). Therefore, even 
each CBO’s group has made the efforts to increase in number they are not 







Figure 6.5.  Number of CBO’s groups versus CBO’s groups rate according to 10 000 populations in the three 




6.2 Tenure Security and Access to Infrastructure and Social 
Amenities 
The following section discusses how access to amenities and 
infrastructure (through de jure or de facto tenure security) has affected the lives 
of squatter populations of this study (GLTN, 2011). The discussions focus on 
the effects of access to utilities on the health and other aspects of the squatter 
population lives. Attempts have also been made to ascertain whether there 
squatter population’s priorities in relation with tenure security of the 
respective cases of study. 
 
 6.2.1 Tenure Security and Household Water Supply 
The results of the present research, to some extent, contradict the 
assertions of authors like Durand-Lasserve (2006), who claim that de 
jure tenure security affected on access to basic services, investment for 
neighborhood development and reinforces poverty and social 
exclusion. Consequently, infrastructure, social amenities and the 
supply of basic services were observed not to be necessarily related to 
the legal status in the land. Supply and provision of infrastructure to 
the squatter settlements of Manchay and Nuevo Pachacutec were 
observed to be contrary to the positions adopted by Durand-Lasserve 
and Selod (2007) and other researchers in the literature, that titling and 
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regularization are preconditions for the supply of such utilities (du 
Plessis, 2005).  
The present research found evidence that even in the absence of 
titles; some de facto tenure security was all that was needed by some of 
the household’s participants to benefit from basic services. Thus, even 
settlements with no tenure security are able to obtain such facilities in 
Lima city. Although the laws and regulations in Peru prohibit utility 
companies from extending and providing their services to illegal 
squatter settlements, investigations during the present research 
indicate that this is not the real context. 
By contrary, the supply and accessibility to basic services in 
general have been observed to be influenced by the proximity to the 
urban city and the squatter population’s ability to pay for them. Thus, 
the illegal or legal land tenure status has played an insignificant role to 
access at least to the full or partial provision of basic services.  
In the case of  Nuevo Pachacutec, despite being a young squatter 
settlement, partially with legal titles and largely unplanned, emerged 
as the best example, as part the population are still carrying paid water 
service through main water tanks located at the top of the hills and 
filled it by water truck from SEDAPAL48 enterprise. Main pipelines 
used to supply with potable water at communal points and shared by 
                                                 
48 SEDAPAL is the Lima’s water and drainage systems enterprise. 
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many households. These days, pipelines where extended and all 
households receive the service in their homes, but remains of this old 
system is still possible to observe in the settlement. 
Since the creation of Manchay, dotation of water has been 
carried out by the inhabitants themselves. Potable water system was 
reached on 17 January of 2009, but at the time of the interviews only 
70% of the participants’ households were provided with pipeline 
connections by SEDAPAL.  
Although provision of water supply at Villa el Salvador was 
reached in 1979, populations used to have the same problems and 
potable water was carried on the same way as Nuevo Pachacutec and 
Manchay. After 43 years, 100% of households have pipelines inside 
their homes, which are connected to the main water network of Lima 
city carried by SEDAPAL.  
On the other hand, data collected from the interviews had 
revealed that access to water supply is a priority during all the stages 
of the squatter settlement development. Household’s participants were 
asked to evaluate their priorities about water supply, according to the 
different stages of the inverse process of urban development: 
settlement, subdivision, subdivision/building, building/urbanization- 




Results evidenced that in the three cases of study there is a high 
priority and high expectation of the provision of services, especially for 
potable water service from a part of the local authorities (see Fig.6.6). 
Consequently, as it is expected in midterm and old squatter settlement 
like Manchay and Villa el Salvador, when water supply is totally or 
partially developed, the priority or expectation decrease. 
6.2.2  Tenure Security and Electricity 
It was observed, and confirmed by the study participants, that 
accessibility and use of electricity also depended on proximity and the 
ability of individual households to pay. Even though this utility is not 
to be supplied to illegal developers or building permits, the rules are 
not strictly enforced throughout the country. Thus, virtually all 
settlements located near power lines have been connected to electricity. 
The household’s access and use of electricity therefore, mainly 




depended on whether they could afford to pay the monthly electricity 
bills, rather than on the legality of the squatter settlement and housing 
units. The service providers49 were observed to be mainly concerned 
with the profits their companies could make through the supply of 
electricity rather than the land tenure status and compliance of their 
customers. All the participants indicated that they were connected to 
and used electricity as the predominant source of lighting within their 
houses. The percentage of those who used electricity as the main source 
for lighting at Nuevo Pachacutec is 96% (see Table 6.2).  Only one 
household interviewed (4%) said they relied on kerosene lamps to light 
their rooms at night as they cannot afford to pay for the service.  
Interviews had confirmed that all of the household’s participants 
(100%) of Manchay and Villa el Salvador, used electricity for lighting 
their homes at night (see Table 6.2). 
                                                 
49  Electricity providers are carrying out by different enterpreous in Lima city according to the 
geographic location. In the case of Nuevo Panchacutec is EDELNOR (Empresa de Distribucion Electrica 
de Lima Nore), Manchay and Villa el Salvador is Luz del Sur. 




On the other hand similarly to access to potable water supply, 
electricity is also a high priority and high expectation as all households 
expect this utility since they invaded the land (see Fig. 6.7) These 
findings support the argument that squatters can improve their 
housing and living conditions if de facto tenure security is granted. This 
is because the squatter populations feel the need of basic services 
(water and electricity) as they are able pay the bills for the services and 
take care of additional responsibilities similar to well-established 
residents of Lima city.  
 
6.2.3 Land Tenure Status and Waste Management 
The level of waste management in a household and/or a 
squatter settlement is reflected in the environmental quality and health 
of its people. Also, the quality of living of a person is closely related to 
sanitation and waste management within a settlement. The results has 




evidenced that each squatter settlement have organized the waste 
management in different ways: household and community level. 
Additionally, attitudes from the squatter populations regarding 
on waste management, had resulted in vast differences in the 
environmental qualities within and between the three cases of study 
(see Table 6.3). Additionally, poverty and low levels of environmental 
education and form of tenure security acquired were found to affect the 
way waste was managed in the three squatter settlements 
Cosequently, Villa el Salvador had the cleanest environment in 
terms of littering and solid waste management. Due to a very high 
sense of ownership and tenure security among the neighborhood, 
every open space was monitored by the municipality of Villa el 
Salvador who ensured that it was always clean and neat. Similar 
tendencies and attitudes were extended to other public spaces where a 
high communal sense of ownership ensured that neighboring 
households and the community as a whole kept such places clean. All 




the households (100%) at Villa el Salvador (see Table 6.3) await on the 
accredited waste management of their own municipality where the 
house to house collection mode has been adopted as this service is 
included in the payment of their correspond taxes (see Fig. 6.8) 
Solid wasted and liquid management at Manchay was also good 
at household level. In some areas where the access is easy, a truck from 
the municipality of Pachacamac (where Manchay belongs) is in charge 
to collect the accredited wasted management. As the field of work was 
conducted in the oldest area of Manchay, all households (100%) also 
await the house to house collection. However, in areas where the access 
is difficult, populations should use waste disposal from the public 
collection point (see Table 6.3). These populations do not only use this 




disposal, public points, but also create their own disposal areas closer 
to their home. As a consequence the municipality does not collect the 
solid waste and the accumulation of waste in some public areas became 
bigger endangering the health of Manchay populations and 
environmental degradation (see Fig. 6.9).  
Nuevo Pachacutec has also a good sense of ownership and 
population ensured to collect the solid waste properly in the public 
disposal point. However, there are not services of accredited waste 
management in the area to collect solid waste from those points. In this 
case, private individuals offer the service for a very low cost and 
households belonging from the same sector must assume the costs. 




However, public areas conditions are very good, but the whole 
squatter settlement presents problems related to liquid waste 
management as a consequence of the lack of drainage system (see Fig. 
6.10).  
 
6.3.  Tenure Insecurity and Unwillingness to Housing Investments 
Figure 6.11 presents that the percentage of Villa el Salvador households 
participants who these days are unwilling to invest in and improve their 
housing due to buy land or built elsewhere was relatively low (24%). Their 
decisions were not based on tenure security anymore, but on the fact that the 




neighborhood is congested. The settlement has reached a point where there is 
virtually no space for horizontal development of new buildings. Vertical 
extensions are more expensive and normally beyond the means of the 
households, thus the better option is to invest the funds in other things.  
Any vertical extension would involve completely pulling down 
existing dwelling structures (mostly compound houses) which have not been 
designed to support any superstructure (apart from 2 or 3 simple concrete 
roofs). The weak foundations, pillar columns and walls are just too ordinary 
to carry extra weight. Additionally, during the field of work and group 
discussions, some of households from Villa el Salvador indicated that they 
preferred to buy and develop new properties elsewhere (see Fig. 6.11). The 
following is typical of the responses of a household who said they preferred 
not invest more in the current family property they lived in: 




“… If I have enough money to undertake a housing 
project in the next 5 years, I will seek land elsewhere for the 
purpose. There is not adequate space for any viable horizontal or 
vertical extension on our family property… However, our 
buildings cannot be easily turned into more story houses 
because I consider that is too weak to support superstructures. 
Furthermore, I am old and my children and grandchildren are 
old enough to… I think I had accomplished my dream house 
and gave them a place to live…”(Villa el Salvador household 
head, F23). 
 
Similar reasons were given by 8% of the research participants at 
Manchay (see Fig. 6.11). However, because vertical extensions were said to be 
attainable and offered viable options for increasing the number of rooms for 
households in Manchay, such extensions had been undertaken throughout the 
time (see Fig. 6.12 & 6.13).  
The problems for the participants who have done such vertical 
extensions were mainly related with the availability or size of land space and 
the costs of implementing the projects. In all of the cases, parents feel that they 
cannot build or invest in the areas that they have already allocated to their 
children since they are responsible for those areas and the head of the family 
feels committed to provide them a house.   
249 
 
When we asked about selling the house or renting the entire house, 
some household members replied that their decision depended on the other 
siblings or parents. Since the house now belongs to a group of people, selling 
or renting becomes a collective issue. Sometimes, when parents subdivide the 
house or the land, they do not usually register it legally (Sakay, 2012).  
As a consequence, every change on the state of the house is made as a 
verbal agreement between the parents and their sons. In addition, the house 
will not have a legal transition to the sons until both parents pass away and 
cause conflicts that were some of the other reasons cited as disincentives or 
unwillingness to invest in housing, and not the tenure security. 
Contrary to the situations at Villa el Salvador and Manchay, tenure 
insecurity through fear of eviction was cited by over 52% of Nuevo 
Pachacutec households as the reason they would not invest in any permanent 
housing structures. Apart from tenure insecurity, other major reasons given 
Figure 6.12 (left) Example of incremental vertical development at Manchay. Figure 6.13 (right) Example of 




by the above participants (52%) included the fact that residents of the squatter 
settlement always entertained fears that they could be evicted at any time 
even the ones who have the legal titles of their properties (see Fig. 6.11). This 
is how one of the household heads described their situation: 
 
“… I plan to move out within the next two years to 
build elsewhere, but I will maintain my structures here. If 
tenure security is granted, we can even put up permanent 
structures—brick and concrete structures. But for now, I heard 
on radio and read in the newspaper that Nuevo Pachacutec 
could be resettled or evicted from the place as new invasion had 
settled near the natural reserve we have near here... Such 
announcements put fear in us not to undertake any meaningful 
development in the area. We know the heart of Nuevo 
Pachacutec is political. We also know that it will be very 
difficult to evict us. It will take a very courageous government 
to do that…” (Nuevo Pachacutec household head, F5)  
 
Additionally the absence of a response or support from part of the 
governments or authority has left most Nuevo Pachacutec populations the 
feeling that could be removed from the place at any moment. Some of the 
squatter households at Nuevo Pachacutec (8%) are very concern about the 
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poor sanitation situation that exists in the squatter settlement. Awareness of 
the consequences of such bad environmental conditions on the health of their 
children was a major disincentive not to make housing investments with 
permanent materials. (see Fig. 6.14 & 6.15). 
According to other group squatter populations (16%), they attributed 
their unwillingness to invest in the settlement to the high incidence of 
delinquency and violent crimes (see Fig. 6.11). These have created uncertainty 
about life and property. As a result, most of the squatters were prepared to 
make do with what they currently owned and would rather move out of 
Nuevo Pachacutec to invest where their lives and properties would be safe.  
6.4  Conclusion 
The findings indicate that when squatter populations perceive tenure 
insecurity, this is a high disincentive for investments in housing. Tenure 
insecurity was observed to discourage households from investing in activities 
Figure 6.14 (left)  Poor context at Nuevo Pachacutec. Figure 6.15 (right) Example of housing interiors 




that could improve their living standards. From the findings it can also be 
concluded that lack of tenure security serves as a major barrier to squatter 
populations to make long-term investments in land even if de jure tenure 
security was granted before (legal titles).  
Although the traditional system (COFOPRI) has worked well in the 
past, its effectiveness in enhancing de jure tenure security to access to housing 
and infrastructures is questionable as it is not restricted to legal property 
titles. Squatter populations have a high priority to access to basic 
infrastructures (water and electricity).  In this way, de facto tenure security can 
give certain guarantee of land rights and secure to assure and protect their 





















Discussion, Conclusion and Future 
Recommendations  
 
The study has contributed to the knowledge of effects of tenure 
security and the way how squatter populations access to housing from the 
point of view of right-based approach. Thus most of previous studies are 
limited to land title legalization, the study explored and evaluated the 
prevailing land tenure systems in Lima city, Peru. Additionally, it highlights 
how squatter settlements have attained land rights for housing investments 
through different tenure security types.  
Due to the complexity of the research problem, a mixed of tools and 
techniques were used to build an own method to monitoring tenure security 
on squatter settlements based on Peru’s experiences. Therefore, the results of 
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the present study constitute an indispensable source of information which can 
be applied to other squatter settlements in Peru, Latin America and other 
developing countries. Additionally, the study has made an important 
contribution in terms of throwing challenges which will serve as the basis of 
future research. The present chapter presents a summary of findings from the 
data collection and analysis to reach the final conclusion.  
 
7.1  The Major Research Findings 
The investigations of the present study have resulted in important 
findings. It serves as a response to some assertions in the existing tenure 
security literature and addresses the research questions and objective of the 
study. The seriousness of the problem is translated in an estimation of double 
populations grow living in squatter settlements in the next 20 years and the 
inability of governments to provide an accurate housing policies. 
Consequently, main findings of this study could contribute to the solution of 
this problem and are summarize as follows: 
 
7.1.1  Tenure Security towards Land Rights 
This study had confirmed that tenure security is capable of 
improving the housing and conditions in squatter populations which 
has resulted in two divergent schools of thought: the market-based 
approach and the rights-based approach. Despite these two different 
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positions on how to attain tenure security, both approaches agree and 
indicate that tenure security is achievable under the perceptions of land 
rights. Additionally, different land tenure arrangements (not formal / 
nor informal) under the tenure continuum can also offer opportunities 
to housing access, as property titles or land regularization does not 
necessarily provide full tenure security  (De Souza, 2011; Varley, 2002; 
Van Glender, 2007; Gilbert, 2002).  
On the other hand, the concept of tenure security means more 
than just legal property titles and that there are many other factors that 
influence on housing investments than just tenure security.  
 
7.1.2 Tenure Security and Investment Decisions 
The study investigations evaluated tenure security relationship 
and effects on investment decisions. Housing investments were 
observed to be the result of the perception of different types of tenure 
security such as the illegal, de facto and de jure. 
The illegal tenure security which provides land rights due to 
right of land invasion. This type of tenure security is perceived by 
squatter population according to the position of the government to 
evict them from land. As a result, when the fear of eviction is high, 
housing investments are minimal using inexpensive and temporal 
materials that could be easily transported, dismantled.  
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De facto tenure security is perceived by squatter families when 
the local government makes the implementation of the two main basic 
services (electricity and water) in the squatter settlement. De facto 
tenure security has the ability to ensure land rights as squatter families 
consider this implementation of basic services an expectation that their 
settlement is accepted and promptly legalized.   
De jure tenure security also promotes motivation for squatter 
population to invest on housing after de facto tenure security was 
assured. This type of tenure security is mainly provided through land 
titling of the land where property titles are granted by the authority 
(COFOPRI).  
 
7.1.3 De Facto and De Jure Tenure Security 
This study has revealed that both, de facto or de jure tenure 
security, have the ability to motivate squatter populations for housing 
investments. However it is important to give more credit to de facto 
tenure security, which is perceived in two critical moments during the 
squatter settlement development process. The first moment is the 
implementation of electricity, which highly promote faster housing 
investment in a short period of time (category A to B). The second 
moment is the implementation of water supply. At this moment, 
housing investments are evidenced by construction the concrete roof 
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(category C). Additionally, de facto tenure security has the ability to 
boost housing investments in the transition process to start the vertical 
growth of the house (category C to D). 
On the other hand, in concordance with De Soto (2000), it is true 
that de jure tenure security also contributes in housing investments 
assuring legal recognition through property titles or ownership to the 
invaded land. However, the effects on investments are smaller than de 
facto tenure security. Most households are remaining in the transition 
to reach the concrete roof (category B to C) and delay the vertical 
growth of the house (category C to D). 
 
7.1.4 De Jure Tenure Security towards Property Values  
De jure tenure security which derives from land title legalization 
is claimed by authors such as De Soto (2000) to increase land and 
property values. In this way that land tenure legalization will convert 
illegal lands into tradable properties to get a loan or credit. However, it 
was surprising to observe groups with de facto tenure security that 
values of properties kept appreciating with increasing demand. For 
example, many de facto households in Manchay offer spaces to rent or 
run home-based business inside their homes which give an extra value 




7.1.5  Tenure Security and Infrastructure  
The findings of this research suggest that it is difficult to 
establish the relationship between tenure security and access to 
infrastructure. Results has founded that the provision of infrastructure 
to the squatters populations of Nuevo Pachacutec and Manchay (both 
being partially informal settlements) was contrary to the positions 
taken by some authors that titling and regularization is a precondition 
for the supply of such services and infrastructure. 
By contrary, following Payne et al. (2007), a degree of de facto 
tenure can be achieved through minimum provision of basic services as 
squatter populations can improve them through self-activities.  
  
7.1.6 Effects of Tenure Security on Social and Physical 
Inclusion 
Tenure security has also multiple consequences on the 
livelihoods, well-being and housing conditions of squatter populations. 
High status, well integrated, inclusive and well planned squatter 
settlements were observed to be populated by households which had 
de jure or de facto tenure security. In addition, the study has established 
a direct effect of tenure security and the level of physical integration 
into the formal urban city on the three study settlements. Villa el 
Salvador is a good example, 100% of households had legally acquired 
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de jure tenure security through COFOPRI, and therefore they have an 
advantage on meeting the demands of the urban city of other planning 
institutions.  
By contrary, in the case of Nuevo Pachacutec, even though half 
of the families enjoyed high de jure tenure security and the rest illegal 
tenure security, the neighborhood was observed to be less integrated 
into Lima’s planning arrangements. At this point, the study agrees with 
Payne et al. (2007) ideas, that illegal tenure security has reduced both: 
the social inclusiveness and physical integration. This is evidenced due 
to the not fully implementation of basic infrastructure or not connected 
to the general network of the city. 
 
7.1.7 Effects on Community Integration and Land Governance 
It is acknowledged that most of the organizations that 
administer land in Peru and housing policies are already overwhelmed 
by the duties they are performing (Chambers, 2005; Calderon, 2004; 
Lopez, 2003). Therefore, an organized squatter population can 
guarantee certain tenure security by accomplishing other factors or 
needs at the neighborhood level. This situation in Peru has led the 
formation of strong communities in all squatter settlements though the 
CBO’s in which the community participation is determined by the 
power of collective initiatives.  
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An important finding is that in the three cases of the main CBO 
is the neighborhood association group which is in charge to organize 
the rest CBO groups. This fact proves squatter populations create 
strong land governance structures when there is a lack of tenure 
security. However, the number of other CBO’s groups has an inverse 
relation with the number of population living in the squatter 
settlement. As the number of populations and CBO’s groups increase, 
the CBO’s groups are not enough to cover all needs due to beneficiaries 
are less.  
 
7.2  Final Conclusion  
Main findings of this study were able to answer the guiding research 
question and make conformations about the thesis hypothesis that tenure 
security is an effective way to safeguard land rights to illegal squatter 
settlements.  
In Peru, the lack of housing investment is directly associated with the 
absence of land tenure legalization because land rights are based only on the 
market-based approach as the main source to solve the problem (granting de 
jure tenure security through legal property titles). However, tenure security 
was found not to be restricted to full legalized land. In squatter settlements 
located in the periphery of Lima city, three types of tenure security are able to 
provide rights to the land: illegal, de facto and de jure. The differences between 
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them are reflected in the degree and speed that housing investments have 
taken place by the squatter families which are evidenced in the existing 
housing characteristics of each case of study.  
Despite illegal tenure security cannot assure greater housing 
investments or development, de facto tenure security has evidenced to 
contribute with great investments in an effective way. As the implementation 
of basic services is a high priority rather than COFOPRI legalization, de facto 
tenure security works under the expectation of being accepted by the local 
authorities and boost housing investment.  
On the other hand, de facto tenure security cannot protect squatter 
populations from evictions but it can provide to first generation the rights to 
pass their land to their following generations. In this way, squatter 
populations can obtain benefits in terms of faster physical and social inclusion 
to the urban city. Consequently, local authorities play an active role in 
upgrading and providing de facto tenure security to achieve land rights as the 
implementation of electricity and water supply are the main priority for 
squatter populations. 
Finally, this study also built a unique a completed methodology to 
track tenure security in squatter settlements based in all the factors that may 
affects squatter populations’ confidence to obtain satisfactory housing and 
neighborhood investments. Therefore taking in consideration factors such as 
demographic events, income, adequate planning and housing policies 
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developed among a political context; it will be possible to apply the same 
study to improve poor living conditions in other areas in Peru or developing 
countries. 
 
7.3  Future Areas of Research 
First, there is a need for replication of the present study by using the 
same methodology in other major urban areas of other developing countries 
in order to be able to make generalized statements about the findings.  
These days, local authorities seem to be more reactive rather than 
proactive focusing more on the provision of land tenure legalization as de jure 
tenure security to squatter populations. However, the study highlighted that 
de facto tenure security is also observed to provide those enough incentives to 
squatter population to make housing investments through the 
implementation of basic infrastructures in the squatter settlements (upgrading 
or site and services programmes). Despite this fact is only based on 
expectations that their settlement may be promptly legalized, most of housing 
investments in this study were made under de facto tenure security perception 
of land rights. 
  Consequently, it is important to encourage a new implementation of 
housing policies to assurance tenure security with flexible mechanisms and 
alternatives for squatter settlements context where other types of tenure 
security could coexist. In this way, an accurate policy which provides more de 
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facto tenure security can be the solution to gain control over post-construction 
urban planning before it comes completely out of government league or bring 
major social impacts.  
Additionally, due to the highest costs and low budgets from part of 
local government, lacks or provide the minimum implementation of basic 
infrastructures. It is recommended that any programme to improve squatter 
settlements must include the “community active participation”, since squatter 
populations has an important performance and role in the development of 
their housing and neighborhoods. Through many experiences and evidence of 
squatter settlements in Lima city, squatter populations have demonstrated 
that self-organized communities have the ability to target and solve their own 
settlement problems where sometimes governments cannot. At this point, a 
new question arises for further investigations: if squatter population can built 
their neighborhood; can we help to do it better?  
Finally, community participation and empowerment seem to be a key 
part in the process to obtain tenure security. Consequently, there is a need for 
additional research for the rediscovered approach about “site and service 
programs”. The importance of additional research could bring new clues 
about what can local community organizations through the work of CBO’s 
groups can “do and play” in the design process, implementation and 
management of site and service projects; especially on housing and basic 
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